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Affordable Housing Guide Consultation Draft (March 2008)

1. Why you should use this form.
This form should help you to present your comments effectively and will help us to interpret and analyse them properly, which means that the consultation process should produce better results more quickly. Additional forms may be obtained from the Council Offices (at Granville Street, Skipton), Skipton Town Hall and Settle Town Hall, or the form may be photocopied or may be downloaded by following links from the Council’s Planning Policy LDF webpage: 

http://www.cravendc.gov.uk/Craven/Residents/PlanningServices/PlanningPolicy/LDF  
2. Please use TYPE or BLOCK CAPITALS and BLACK INK when completing the form.

You may submit the form yourself or on behalf of an organisation or company.  Alternatively you may appoint someone to do it for you – an Agent.  If an agent is appointed their full details should also be given (see Section 1 below) and all future correspondence will be sent to this agent.  In section 2 of the form there is a chance for you to provide general comments on the Guide. Section 3 allows for specific comments to be made about each chapter and paragraph.
3. Please remember to sign and date the form.

4. When should I submit my form?

The consultation period is from Tuesday 25th March to Tuesday 22nd April 2008.  Please make your submission as soon as possible during this period.  Forms must be received by the Council’s Planning Policy Team no later than Tuesday 22nd April 2008 – any forms received after this deadline may not be considered.

5. Please return paper copies of the form to:

Planning Policy Team, Craven District Council, Council Offices, Granville Street, Skipton, BD23 1PS.

Alternatively electronic copies of the form can be submitted via the Council’s e-mail address at: 

ldf@cravendc.gov.uk
6. What will happen to my form?

Please note that your comments cannot be treated confidentially and that your form will be placed on the public record.  Once the consultation period has closed, the Council will consider responses, amended the Guide as necessary and publish finalised documents, which will be used for development control purposes.

SECTION 1:  (Please use BLOCK CAPITALS)


SECTION 2:  General comments 
Status of the Affordable Housing Guide

It is not clear what status this ‘guide’ will have in relation to the development plan process. Issues such as affordable housing should not be presented and considered simply as an interim planning statement.  Given that they could potentially have a significant impact on development viability, they must instead be dealt with in DPD’s and subjected to the appropriate public scrutiny bestowed upon these.

Evidence Base

It is noted that paragraph 3.1 includes reference to a Housing Needs Assessment (2005).  It is important to note that such assessments are now changing and the Government is to place increased emphasis on Housing Market Assessments (SHMA). While it is noted that the first draft of the Council’s SHMA was published for consultation with the Core Strategy Preferred Options during October and November 2007, the HBF concludes that this policy is unlikely to be founded on the most up to date robust and credible evidence base.

SECTION 3: Specific chapter and paragraph comments

Title Page

……………………………………………………………………………………………………………………………………………………………………………………………………………………………………
About this document

……………………………………………………………………………………………………………………………………………………………………………………………………………………………………
Summary

……………………………………………………………………………………………………………………………………………………………………………………………………………………………………
1. Introduction

Paragraph:

1.1………………………………………………………………………………………………………………

1.2………………………………………………………………………………………………………………

1.3………………………………………………………………………………………………………………

1.4………………………………………………………………………………………………………………

2. Planning Objectives
Paragraph:

2.1………………………………………………………………………………………………………………
2.2………………………………………………………………………………………………………………
2.3………………………………………………………………………………………………………………
2.4………………………………………………………………………………………………………………
2.5………………………………………………………………………………………………………………
2.6………………………………………………………………………………………………………………
2.7………………………………………………………………………………………………………………
2.8………………………………………………………………………………………………………………
2.9………………………………………………………………………………………………………………
3. Affordable Housing Needs
Paragraph:

3.1……………………………………………………………………………………………………………...
3.2……………………………………………………………………………………………………………...
3.3……………………………………………………………………………………………………………...
4. Affordable Housing Targets
In seeking to determine what is an appropriate policy approach to securing affordable housing provision, consideration has to be given to the effects on overall housing supply. Particularly the viability of development sites which is a key theme of PPS3. Setting a higher percentage target or lower site size threshold is wholly counter productive if that target / threshold impacts on development viability and so prevents sites coming forward. Or, if achieving that target means compromising so heavily on other policy objectives and planning obligation requirements that the overall quality of development is adversely affected. 

Therefore, HBF objects to the inclusion of a prescriptive target of 40%.

Paragraph 4.5

The strong presumption in favour of on-site provision and against the payment of commuted sums or off-site provision is objected to. This does not provide sufficient flexibility and also appears to be based on the historical experiences that using commuted sums and providing affordable housing off-site has proved more difficult and less efficient.

5. Tenure
The precise mix of affordable dwellings in any housing development should be a matter for negotiation between developers and the Council taking on board the latest information from the evidence base, current market conditions, and the nature and characteristics of each site. It is not for the Council to seek to dictate a precise mix for all housing developments. 

It is unreasonable for the Council to set itself against any particular requirement for the tenure of affordable housing. This must be determined on a site by site basis, in discussion with RSLs. PPS3, paragraph 22 makes it clear that local authorities should only seek to influence the size and type of affordable housing required based on the findings of the strategic housing market assessment and other local evidence. Paragraph 23 goes on to urge developers to bring forward proposals for market housing which reflect demand and the profile of households requiring market housing.  Two points are relevant from this sentence. Firstly, it is demand as well as the profile of housing which should influence what developers provide on site. Secondly, while local authorities can seek to influence the mix and type of affordable housing delivered, they have no role in dictating the equivalent in market housing.

Therefore, HBF objects to the expectation by the Council that affordable housing will be provided according to a 70:30 ratio (70% social rented and 30% intermediate) on all sites. This prescriptive requirement will have serious impacts on overall housing supply.

6. Off-Site Provision
Paragraph:

6.1……………………………………………………………………………………………………………...
6.2……………………………………………………………………………………………………………...
6.3……………………………………………………………………………………………………………...
6.4……………………………………………………………………………………………………………...
7. Number of Units
Paragraph:

7.1……………………………………………………………………………………………………………...
7.2……………………………………………………………………………………………………………...
8. Replacement Dwellings
Paragraph:

8.1……………………………………………………………………………………………………………...
9. Holiday Accommodation

Paragraph:

9.1………………………………………………………………………………………………………………

10. Care and Retirement Accommodation

Paragraph:

10.1……………………………………………………………………………………………………………...
10.2……………………………………………………………………………………………………………...
10.3……………………………………………………………………………………………………………...
11. Site Suitability

Paragraph:

11.1……………………………………………………………………………………………………………...
12. Financial Viability Assessments
Paragraph:

12.1……………………………………………………………………………………………………………...
12.2……………………………………………………………………………………………………………...
12.3……………………………………………………………………………………………………………...
13. Development Expectations
Paragraph 13.1.1 
The HBF has concerns regarding the statement that the Council will require pepper-potting of affordable housing on sites within the plan area. While in principle this suggestion is supported and would contribute towards the creation of a mixed and balanced community, in reality and in practice this notion has in the past proved to be unworkable.

14. Sustainable Infrastructure
Paragraph:

14.1……………………………………………………………………………………………………………..
14.2.1……………………………………………………………………………………………………………
14.2.2……………………………………………………………………………………………………………
14.2.3……………………………………………………………………………………………………………

15. Planning Procedures

Paragraph:

15.1……………………………………………………………………………………………………………...

15.2……………………………………………………………………………………………………………...

15.3……………………………………………………………………………………………………………...

15.4…………………………………………………………………………………………………………......

15.5……………………………………………………………………………………………………………...

16. Registered Social Landlords

Paragraph:

16.1……………………………………………………………………………………………………………...

16.2……………………………………………………………………………………………………………...

16.3……………………………………………………………………………………………………………...

17. Contacts

Paragraph:

17.1……………………………………………………………………………………………………………...

Appendix 1: Financial Viability Appraisal
………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………

Appendix 2: Extract from Housing Needs Assessment

………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………

Appendix 3: Affordable Housing Pro-Forma
………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………………


Further Information

If you need to speak to a member of the Planning Policy Team please telephone 01756 706457 or e-mail ldf@cravendc.gov.uk
Guidance notes for completing this form and for making comments on the Craven District Council Affordable Housing Guide Consultation Draft (March 2008) during the consultation period beginning on 


25th March 2008 and ending on 22nd April 2008
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Do you wish to be notified when the finalised documents are published?      YES



































