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Background

The Home Builders Federation (HBF) is the voice of the house building industry in England and Wales. The industry is highly diverse and HBF’s members range from large multi-national companies to small, locally based businesses. Together they build approximately 85% of new homes in England and Wales every year. 

This statement is submitted on behalf of the Home Builders Federation by Paul Cronk, BA (Hons), Dip TP, MRTPI who is the HBF’s Regional Planner for the Eastern Region. 
This statement needs to be read in conjunction with the HBF’s earlier written objections made in respect of the Core Strategy Submission document.

Is there a sound evidence base for the housing numbers contained in the policy?

The Council has not yet undertaken a Strategic Housing Land Availability Assessment in conjunction with key stakeholders. Consequently, it’s assumptions concerning future land supply may be based to some extent on hope rather than actual realism. PPS3 states that:

“…54. Drawing on information from the Strategic Housing Land Availability Assessment and or other relevant evidence, Local Planning Authorities should identify sufficient specific deliverable sites to deliver housing in the first five years. To be considered deliverable, sites should, at the point of adoption of the relevant Local Development Document:

· Be Available – the site is available now.

· Be Suitable – the site offers a suitable location for development now and would contribute to the creation of sustainable, mixed communities.

–  Be Achievable – there is a reasonable prospect that housing will be delivered on the site within five years.

55. Local Planning Authorities should also:

      –  Identify a further supply of specific, developable sites for years 6-10 and, where possible, for years 11-15.Where it is not possible to identify specific sites for years 11-15, broad locations for future growth should be indicated.

– Linked to above, identify those strategic sites which are critical to the delivery of the housing strategy over the plan period.

–  Show broad locations on a key diagram and locations of specific sites on a proposals map.

–  Illustrate the expected rate of housing delivery through a housing trajectory for the plan period.

56. To be considered developable, sites should be in a suitable location for housing development and there should be a reasonable prospect that the site is available for, and could be developed at the point envisaged..”.

Page 11 of the Core Strategy Topic Papers document refers to existing planning permissions for 2,211 dwellings and outstanding Local Plan allocations of 329 dwellings.

The HBF is concerned that the expectation in respect of the delivery of all the aforementioned potential supply is based largely upon hope, rather than any firm evidence. It does not appear to be the case that the Council has directly liaised with the landowners and developers of the identified sites in order to see if it’s assumptions are at all realistic in terms of whether or not they are still likely to be delivered, and at what particular point in time.

Not all of the components of the aforementioned sources can realistically be expected to come forward for development, as PPS3 makes clear. Accordingly, these have to be looked at in more detail to see what likelihood there is of them actually being delivered. Having potential, being an outstanding planning permission, or having planning permission does not accord with the more rigid assessment criteria set out in PPS3. The Council does not seem to have done this. Therefore, the assumptions need to be further scrutinised in order to see if they are still available, suitable and deliverable. There also needs to be a realistic assessment in terms of how quick developments will come forward within the next 5 years.

Page 12 of the Core Strategy Topic Papers document states that the Assessment will include a review of urban housing capacity sites. The SHLAA will of course need to be far more comprehensive than this, and thoroughly evaluate potential Greenfield development options as well.
It is now clearly apparent that Government policy now requires local authorities to have a detailed evidence base in place demonstrating that sufficient housing sites are capable of actual delivery. Too often in the past assumptions have been based upon unreal expectations. A full evidence base must be produced in order to inform Plans, rather than be constructed after submission has occurred. The HBF would point out that clearly the Council’s key evidence base has failed to be produced prior to decisions and options being decided upon. 

Consequently, the precise remaining overall housing requirement will not be known until the Council has instigated and undertaken a proper Strategic Housing Land Availability Assessment in full accordance with national guidance and in conjunction with other key stakeholders. This will examine whether assumptions are realistic or not (e.g. in respect of urban capacity, commitments, future windfalls e.t.c.). It is only at that point that there will be suitable evidence to demonstrate whether the suggested overall housing requirement is accurate or not. Furthermore, it must be remembered that the overall requirement figure is a minimum requirement that should be exceeded wherever possible.. 

Any Assessment methodology needs to be fully discussed with key stakeholders including HBF and its Members as part of any such assessment. Stakeholders will then need to be fully involved throughout the production of the assessment. This is only now beginning to happen.

Paragraph 11 of the Practice Guidance advocates that regional planning bodies and local planning authorities work together, and with key stakeholders, to undertake assessments to ensure a joined-up and robust approach. Assessments should preferably be carried out at the sub-regional level, for separate housing market areas, by housing market partnerships (where established). Housing market partnerships should include key stakeholders such as house builders, social landlords, local property agents, local communities and other agencies, such as English Partnerships where they have a recognised interest in an area. 

Paragraph 12 of the Practice Guidance states that Key stakeholders should be involved at the outset of the Assessment, so that they can help shape the approach to be taken. In particular, house builders and local property agents should provide expertise and knowledge to help the partnership to take a view on the deliverability and developability of sites, and how market conditions may affect economic viability. Key stakeholders should also be involved in updating the Assessment from time to time.

The Practice guidance expects a thorough assessment to be undertaken of all potential housing supply including broad locations for growth and new settlements where appropriate.

The proposed methodology should not only seek to look at the same settlements considered in the last urban capacity studies. Such an approach would be clearly unacceptable and contrary to national guidance. A far more thorough and detailed approach is required. 
Reference is made to the Council’s 2006 Urban Capacity study that identified a capacity for about 1,100 dwellings. However, the HBF believes that the national Practice Guidance makes it fully apparent that you cannot convert an Urban Capacity Study or Housing Land Availability Study into a SHLAA as they are entirely different.

The methodology must clearly explain how any why land is being excluded from consideration as part of the SHLAA, for instance it is in a SSSI. Any assumptions and decisions made in relation to the Assessment must be clearly set out, explained and justified, before being agreed with key stakeholders. Paragraph 7 of the Guidance states that Assessments “…should aim to identify as many sites with housing potential in and around as many settlements as possible in the study area”.
The HBF considers that the Council’s failure to undertake a full and proper Strategic Housing Land Availability Assessment (in line with national guidance) means that it is unable to deliver sufficient detailed evidence to demonstrate that its housing land supply approach is either realistic or viable as set out in policy CS 8 and supporting policy text. Instead it seems to assume that all brownfield sites, allocations and sites with planning permission will come forward. No proper assessment has seemingly taken place as regards to their actual current availability, suitability and achievability. Therefore, in the absence of this, the Housing Trajectory cannot be sound.

HBF would also wish to ensure that the SHLAA process contains a full detailed Trajectory of sites over the rolling 15 year period, and that this Trajectory contains outputs that are reasonable and based upon the market conditions prevalent at the time.

It is important when calculating annual outputs that LPA's recognise the lead-in times to construction and completion.  For example the provision of statutory services to a site can comfortably exceed a year, and it takes approximately 6 months from site start to first house completion.  In the case of flatted schemes this period is much longer as large amounts are constructed in one go.

Unfortunately, the Council has not yet begun a proper comprehensive SHLAA. Such an Assessment would identify a pool of sites that could be brought forward should annual monitoring show that it is necessary in order that at least the minimum housing requirement is met. 

5 Year Land Supply

In addition to the SHLAA there is a need for the Council to take full account of the advice produced by the Department of Communities and Local Government in relation to ‘demonstrating a 5 year supply of deliverable sites’ when assessing deliverability. CLG Guidance on this states that Authorities should:

“...ii)   Identify sites that have the potential to deliver housing during the following 5 years. Potential sites include those that are allocated for housing in the Development Plan, sites that have planning permission (outline or a full planning permission that has not been implemented) and specific, unallocated brownfield sites that have the potential to make a significant contribution to housing delivery during the 5 year period. Such unallocated brownfield sites would normally have been identified by the Local Planning Authority as being suitable for a housing use and have made sufficient progress through the planning process at the time of the assessment to be able to be considered deliverable in the terms of paragraph 54 of PPS3. 

iii) Assess the deliverability of the identified potential sites. Paragraph 54 of PPS3 says that to be deliverable, sites should: 

· Be available - the site is available now 

· Be suitable - the site offers a suitable location for development now and would contribute to the creation of sustainable, mixed communities 

· Be achievable - there is a reasonable prospect that housing will be delivered on the site within five years.  

Assessing Deliverability

6.    Local Planning Authorities will need to assess whether potential sites (see paragraph 5 ii) are deliverable in the terms of paragraph 54 of PPS3, drawing upon up-to-date information and ensuring that their judgements are clearly and transparently set out, noting any assumptions made.  It is important that developers and local communities understand the basis on which the assessment is made.

	Deliverability Criteria 
	Assessing Deliverability 

	Available
	Does the information that supports either the allocation of a site in an up-to-date plan (subject to planning permission), or the granting of a planning permission, clearly indicate that site is available now?
If existing information is not sufficient, it may be necessary for the Local Planning Authority to gather further, up-to-date evidence by discussing availability of the site with relevant developers/landowners. 

	Suitable
	Can sites that are allocated or have planning permission be regarded as being suitable? 
This will usually be a reasonable assumption, but it may be necessary to assess whether circumstances have changed (e.g. since a site was allocated) that would alter the suitability of the site for housing.    

	Achievable
	Does the information supporting the site allocation or planning permission clearly demonstrate that there is a reasonable prospect of housing being delivered within 5 years?  It may be necessary to discuss with relevant developers/ landowners and/or analyse current housing market conditions in order to make an informed judgement about this. 


8.   Unallocated brownfield sites may be included in the 5 year supply of deliverable sites, but only where the Local Planning Authority is satisfied, having considered the particular circumstances of the specific site, that the site will meet all the tests of deliverability in paragraph 54 of PPS3 and will make a significant contribution to the delivery of housing during the relevant 5 year period.  As indicated above, such unallocated brownfield sites would normally have made sufficient progress through the planning process to be able to be considered deliverable in the terms of paragraph 54 of PPS3.  

9.   Unallocated sites that are not likely to make a significant contribution to the delivery of housing during the relevant 5-year period should not be taken into account in an assessment of the 5-year supply until a planning permission has been granted and the land supply is being reviewed...”.

The HBF considers that the Core Strategy cannot confidently specify particular levels of Greenfield and brownfield housing provision in different towns and villages in the absence of a SHLAA to fully underpin its evidence base, and to provide the big picture which allows the most realistic options to be identified and chosen. Similarly, such an assessment would help demonstrate whether the phasing of brownfield and Greenfield provision is realistic or necessary.

Therefore, the Plan fails tests of soundness (4b), (7) and (9).

Do the housing numbers in this policy represent a realistic assessment of housing need?

It must be remembered that the annual requirement for 415 dwellings per annum is a ‘minimum’ figure. The latest ONS population projection figures are likely to underpin the need for greater housing provision, as may the findings of the Strategic Housing Market Assessment.
Therefore, the Plan fails tests of soundness (4b), (7) and (9).

Are the broad locations of housing identified in the Plan appropriate?

The HBF has to represent all its Members interests. Consequently, it would be inappropriate to comment in any depth on this matter.
However, the Federation does believe that a comprehensive SHLAA ought to strongly help identify all realistic options in respect of broad locations for growth.
Therefore, the Plan fails tests of soundness (4b), (7) and (9).

Is the role of the Ipswich Policy Area in meeting housing need properly recognised in the Plan? 

No comment.
PAGE  
Page 8 of 8 

