Part 1 

Housing Policy 7

SC16894

Basis of Objection

The HBF supports the rise in the housing requirement figure from 4950 to 6,150.  We are not, however, certain that this rise will be sufficient to cater for the Plan’s aim to raise population to the 1991 level.

The HBF expressed concern at the Deposit stage with the heavy reliance being placed on difficult brownfield sites to deliver.  The authority has responded by increasing the figure expected from Llandarcy and including a further difficult brownfield site.

The Housing Zone table indicates a much greater concentration of development in the Greater Neath area, which now accommodates 53% of the County’s growth as opposed to 39% in the Structure Plan.  Whilst this development rate has been achieved in the area in the past (see Table B of JHLAS 2001) it leaves Port Talbot short in terms of what levels of development it has achieved in the past.  

Change Required

A higher housing requirement figure is needed.

Less reliance on difficult brownfiled sites with long lead in times.

There is an over concentration of new provision in the Greater Neath area.

GC1

Criterion Q

SC 13417, SC 17014, SC 16836, SC 10361

Basis of Objection
Whilst the criterion is framed in a far more acceptable way than the deposit version, the HBF still has some concerns with the ideology behind this requirement.  New building regulations intend to rate new houses according to their carbon emissions.  New dwellings are far more carbon friendly than old and yet it is such buildings that are being penalised.  Surely the carbon rating of the development should have an influence on how many trees are required.

GC 1 

SC 14333 SC 16854

Basis of Objection
The HBF supports and promotes the use of sustainable drainage systems but we are concerned with the exclusion of the term ‘wherever practicable’.   Such systems are not always practicable due to ground conditions etc. and there still remain obstacles to the adoption of SuDs.

Change Required

 Include after ensure ‘, wherever practicable,’.

GC2

SC14333 SC16854
 Basis of Objection
The HBF supports and promotes the use of sustainable drainage systems but we are concerned with the exclusion of the term ‘wherever practicable’.   Such systems are not always practicable due to ground conditions etc. and there still remain obstacles to the adoption of SuDs.

Change Required

 Include after ensure ‘,wherever practicable,’.

Policy ENV4

SC 14173, SC 12903, SC 13401, SC 13131, SC 13665, SC15098

Comment
The HBF are aware that many of the species protected by European Legislation are common species in Wales and this causes great problems for member companies.  The HBF would like to see a more pragmatic approach being taken by the Assembly Government where such species are in abundance in Wales and any harm will not have an unacceptable impact on the survival of the species.

Housing 

SC16892

Basis of Objection
Whilst the HBF supports the council’s decision to increase the housing allocation over the plan period by 1,200 the HBF considers that this may be a conservative estimate of what could be achieved and what the Plan should be aiming for.  The figure of 410 is lower than both the 98-2004 average and the 99-2004 average.  

Change Required

The Plan could be more aspirational and set a figure based on the higher averages achieved.

Paragraph 8.4.6

SC 16899

Basis of Objections
The HBF is concerned that the council is already talking about the need for interim housing statements.  The Plan should be aiming to meet the authorities needs in the Plan period not relying on other means to bring land forward.  However, if the need arose the HBF would be supportive of such a system provided all objectors had the right to be heard.

Policy H1

No SC number for table

The HBF is concerned with the heavy reliance on difficult brownfield sites to deliver the authorities housing requirement.

The HBF have doubts as to whether the Llandarcy Village can deliver 2,000 units in the Plan period.  

The delivery of 440 units at Baglan bay is also questioned.

The HBF questions the allocation of 15 allocated sites in the flood risk area as such a strategy does not appear to be in accordance with the sentiment of the advice given in TAN 15.  There appears to be a high priority given to brownfield sites regardless of what other implications the development of such sites will have in terms of overall sustainability.  Sustainability is about more than re-use of brownfield land.

Development in Flood Risk areas on sites, which also have contamination issues, is a costly and protracted exercise, which will need the full commitment of a number of organisations most notably the EA and the WDA.  Development on such sites tend to have very long lead in times and therefore the HBF have doubts as to whether many of these sites will deliver the numbers expected in the Plan period.  

The HBF is also concerned that the number of units expected on flood risk sites has not been re-assessed taking in to account areas where no development will be able to take place.  The HBF’s experience is that the EA is not prepared to accept residential development in C2 areas no matter what flood risk assessments show.  Whilst the HBF understand that the council can ignore EA advice the council need to accept that parts of sites may be ruled out for development due to works required to overcome problems.  The council needs to reassess the numbers likely to be achieved on each of the flood risk sites.

The HBF is also concerned that existing commitments can also be affected where renewal of consents are required.  These uncertainties should either be addressed through a thorough assessment of all sites or through a generous flexibility allowance.

The Barker Review on Housing Supply (March 2004) sees housing as a basic need, which is fundamental to our economic and social well-being.  The report also recognises the tensions that surface when seeking to promote adequate supply and a more responsive provision.  Recommendation 9 of the report advises local authorities to allow for a proportion of sites that prove undevelopable, often as a result of specific problems.  Local authorities should also allocate a further buffer of land to improve their plans responsiveness.  She considered it reasonable to allow a 20-40% buffer.  

Change Required

The council must ensure that a thorough assessment is carried out of allocated and committed sites affected by TAN 15 to determine the number of houses that can be achieved on the sites.

There is a heavy reliance on difficult brownfield sites that may not be able to deliver in the Plan period. 

A generous flexibility allowance and buffer is required to ensure that the Plan’s housing strategy is delivered.

