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10 October 2006

Dear Sir / Madam 

Medway Core Strategy and Housing and Mixed Use Development Plan Documents Consultation

Thank you for consulting the Home Builders Federation on the above documents. HBF has a number of comments to make as set out on the attached sheets.

I trust the matters outlined below can be taken on board and the documents amended as suggested prior to their submission for examination to the Secretary of State.

Yours faithfully
Bartholomew Wren

Regional Planner (Southern)

Policy CS 03 Quality and Sustainable Design

HBF supports the need for development to be built to a high quality standard to minimize the impact upon finite resources; however we consider the stipulations of the policy to be unreasonable and excessive in the requirement for “all significant developments to incorporate renewable energy equipment”. In addition the further requirement that developers “provide at least 10% of predicted energy requirements on site”, as well as the policy suggestion that “the council will also encourage the use of small-scale combined heat and power and biomass systems”. This policy is not only poorly worded poorly justified and its intentions go above and beyond the statutory definition of town and country planning; even in terms of a broader spatial approach. 

PPS12, paragraph 1.8 clearly states that planning policies should not contain policies that duplicate the provisions of other legislative regimes. The matter of detailed requirements for energy conservation is more properly a topic for consideration under the Building Regulations. PPS12 singles out building regs as one such regime. Building regs are constantly under review and builders are required to comply with whatever regulations are currently in force. It would be confusing to have different sets of requirements in the development plan to those required under building regulations. 

In that regard, SAP is only one method of showing compliance with Part L of the Building regs (and quite a simplistic one at that). New homes could achieve a SAP rating of 100 and still not comply with other aspects of Part L. Also SAP is now being replaced by the Carbon Index approach to measuring energy efficiency that illustrates the point above regarding changes to the Building regs and adds further weight to the fact that this should be left as a matter for the Building regs. Particularly since it will undoubtedly cause confusion and so may actually work against the achievement of higher building standards. Secondly, while the house-building industry is generally supportive of the need to consider energy efficiency, or the incorporation of energy efficient technologies (where relevant) as part of the design process, it is doubtful whether the powers exist to enforce the implementation of detailed requirements within the planning system, which are more properly within the remit of building control. While the plan could contain a general aspiration to encourage energy efficiency in new developments this must be in accordance with the primary legislation for such matters. 

Even if it were within local planning authority powers to enforce such a requirement, any requirements would have to be properly justified on the basis of matters rooted in town and country planning legislation. The 10% target quoted in the policy is nowhere justified and appears completely arbitrary. There is reference to a national target for UK electricity generation but this is of only marginal relevance to measures that could be incorporated in new development. Not only that but, even if every new development incorporated energy efficiency measures such as the type of thing suggested in this section of the plan, it would have only a slight impact on the achievement of national targets as new development contributes only a small percentage to existing development in the UK. 

Far greater gains would be made from addressing measures that can be applied to existing development and the existing housing stock and targeting individual householder practices than merely applying an unjustified target to new development. For all of these reasons the 10% target in Policy CS 03 should be deleted and replaced with the text which refers to the encouragement of energy efficiency measures as a general policy aspiration, and, if necessary, be accompanied by a cross reference to building regs as the way in which this will be implemented and monitored.

Policy CS 09 Housing Provision
This policy states that “Medway will provide the number of new homes required in accordance with the South East Plan for the period to 2021”. It is HBF’s view that the policy is too short termist, considering that the Core Strategy will not in any case be adopted until 2008. The scope of the policy should be looking well beyond 2021, and at least to 2026. Draft PPS3 requires core strategies to have time horizons of at least 15 years. An end-date of 2021 does not comply with this requirement. Whilst I appreciate that there is a lesser degree of certainty in terms of longer-term policy and decision-making, working to a longer time frame would allow the development industry greater security in their decision-making and so ensure that housing targets are met. 
HMU 02 Housing Requirement and Phasing
Following on from the above comments, HBF notes that the policy states that “Provision will be made for the completion of at least 12,524 dwellings during the period 2006 to 2021”. Yet the document rightly refers to Medway’s housing target as set out in the South East Plan of 16,280 up to 2026. In view of the Government’s comments on the draft and submitted versions of the South East Plan, this housing target should very much be viewed as a minimum requirement. Particularly in view of Medway’s role in assisting Government meet its targets for housing delivery in the growth areas set out in the Sustainable Communities Plan. 

As I have previously suggested it would be useful if this DPD could work to the same time scale to improve certainty with regard to the delivery of the full housing requirement in Medway until 2026. I say this in the knowledge of the government’s emphasis upon the delivery of housing and also the under-supply of 314 dwellings in Medway from 2001 to 2006. It is important that Medway accommodate the 2026 figure in their policy and demonstrate that they are able to deliver the housing requirement in full, not just a proportion of it to 2021. I note that the housing trajectory on page 22 projects a housing unit surplus of 4967 by 2021, which in an ideal situation would satisfy my concerns above, however it is a trajectory and not a policy obligation. There must be a policy commitment to deliver this full requirement given that there is every likelihood that this requirement will increase as the South East Plan progresses towards adoption. PPS12 (paragraph 4.2.) test of soundness ix is relevant.

Policy HMU 09 Future Proofing Homes

Whilst HBF supports the general principle that “Housing should be designed to enable it to be adaptable for use by all sectors of the community throughout their lives”, we consider that the detail of this policy is too prescriptive and inflexible. Any stipulation of Eco-homes or lifetime homes standards is not within the remit of planning policy to enforce and is covered by building regs and the forthcoming Code for Sustainable Homes. Ad hoc enforcement of these standards is unhelpful to developers, as well as to the satisfactory achievement of these standards. These are not land use issues but issues concerned with the functionality of buildings. The DPD’s should not enforce Eco-homes or Lifetime Homes standards, and any wording to that effect should be omitted. I consider that the requirement of the policy for 2% of dwellings across sites of 50 dwellings or more, to be built to wheelchair standard housing as unnecessary. This wording should be omitted, as the issue of disabled access is adequately covered by part M of building regs.  

