
[image: image1.png]HOME BUILDERS FEDERATION




Salford City Council

Supplementary Planning Document Housing (Consultation Draft May 2006)

	Personal Details
	Agent Details (if applicable)

	Title: Miss

First Name: Gina

Last Name: Bourne

Job Title: Regional Planner
Organisation: Home Builders Federation

Address: Brooklands Court

               Tunstall Road

               Leeds

Postcode: LS11 5HL

Telephone: 0113 272 7573

Email: gina.bourne@hbf.co.uk

	Name: N/a

Organisation:

Address:

Postcode:

Telephone:

Email:


The following is a list of all individual policies, paragraphs, omissions commented on:

· Policy HOU1 Type of New Dwellings

· Policy HOU2 Size of New Dwelling

· Policy HOU5 Affordable Housing

· Policy HOU6 Off-Site Provision of Affordable Housing

· Policy HOU7 Tenure of Affordable Housing

· Policy HOU9 Design of Affordable Housing

· Policy HOU13 Demonstrating a Need for Student Housing

· Section 8: Implementation and Monitoring paragraphs 8.2 and 8.5

Policy HOU1 Type of New Dwelling

HBF are concerned about the prescriptive nature of this policy. Such a policy needs to be supported by a Housing Market Assessment and possibly a Sub Regional Housing Market Assessment given the Pathfinder status of some of the area.

Policy HOU2 Size of New Dwelling

The first bullet point of this policy is not relevant to this section and should perhaps be relocated in policy HOU1.

The policy objective should be to create mixed and balanced communities. That means providing a range of house types to meet the full range of housing need and demand.  We are extremely concerned that this policy is too prescriptive and restrictive and is contrary to national guidance regarding housing mix. Whilst we do not object to the principle of providing a mix of house types on sites to create mixed and balanced communities, this should not be so rigidly set. The delivery of a mix of housing types should be based on intelligent led Housing Market Assessment information whereby the mix of housing reflects the need and demand of the particular area.  This policy needs to be supported by a Housing Market Assessment.  Any Housing Market Assessment should be carried out with the involvement of house builders.

This proposed inflexible policy does not take into account surrounding house types, for example, it may be appropriate to deliver 3 and 4 bedroom houses on a site that is surrounded by 1 and 2 bedroom existing houses, resulting in the overall wider area including a mix of house types.

A flexible and pragmatic approach to delivering a mix of houses is required, rather than the inclusion of a percentage requirement of any one house type within a development. This type of policy needs to be applied on a site-by-site basis that is able to relate information of an appropriate housing mix to a sites immediate surroundings.

Policy HOU3 Replacement of Large Dwellings

HBF objects to this unnecessary policy that is prescriptive and tantamount to social engineering.

Policy HOU5 Affordable Housing

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 draft 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.

We consider the threshold should be determined in negotiation with developers on a site by site basis taking into account the requirements of the site, financial and market considerations, the availability of grant funding/public subsidy and the type and extent of housing need in the locality as informed by a robust and up to date housing market assessment.

Policy HOU6 Off-Site Provision of Affordable Housing

This policy appears to be acceptable subject to the above comments in relation to policy HOU5.

Policy HOU7 Tenure of Affordable Housing

The HBF has concerns regarding the need to clearly demonstrate the unmet demand for affordable housing in the local area is for intermediate housing rather than social housing.  It will be very difficult to assess this and the onus is on the developer and not the Council.

Policy HOU9 Design of Affordable Housing

Design is a subject high on the National Government agenda and we consider that the SPD should not be too specific with regards to design standards and should instead ensure that the advice complies with national design guidance. This will ensure that the document can be kept up do date with evolving national guidance as and when it is produced.

We consider the policy requirements in relation to the design of affordable housing are overly prescriptive.
Policy HOU13 Demonstrating a Need for Student Housing

HBF is concerned that this policy will restrict new student accommodation in some localities and will redirect development pressures onto other areas. This in turn could increase land costs and hinder land assembly and regeneration efforts. 

Assessment of need requires an excessive amount of research to be done by the developer – an indication of how the Council will contribute in terms of available information is required. It is extremely onerous to expect developers to provide this level of information.

Developers cannot control future possible decreases in student numbers and as such issues of adaptability should not be included in this policy.

Section 8: Implementation and Monitoring

Paragraph 8.2

HBF welcomes the Council’s approach to undertaking pre-application discussions at the earliest opportunity as outlines in paragraph 8.2. However, we would question the availability of resources to carry out such discussions and raise the issue of whether such a service will be charged for. 

Paragraph 8.5

The acknowledgement that the effectiveness of the Housing SPD needs to be monitored annually included in paragraph 8.5 is welcomed. Assessment of the effectiveness of the SPD should be done with relevant stakeholders such as the Home Builders Federation and the house building industry.
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