General

The document was prepared prior to the publication of the final version of PPS3 at the end of November 2006. All references in the submission draft Core Strategy need to be updated and any relevant policy implications amended to accord with the most up to date national housing policy advice.

Policy S2

The concept of seeking to reintroduce the “brownfield first” or “sequential approach” of PPG3 is objected to as they have demonstrably failed to ensure enough land coming forward for housing over the last five years. The use of brownfield plans and a pro-active approach to bringing land forward through joint working on housing land availability assessments should ensure that realistic appraisals of land availability are made. If brownfield land is truly available for development then it can be phased appropriately. Similarly, if greenfield land release is necessary to meet housing requirements the timing of its release and commitment to a development timetable for the release of the whole site can be incorporated into a development plan in a more integrated way than the previous “brownfield first” mantra that led to the problems of uncertainty of release of strategic sites and, ultimately, to the shortage of supply that we currently face.

The essential element of this is that policies should be based on realistic assumptions of deliverability rather than a blind adherence to a brownfield first sequential approach to the release of land for development. The sequential approach to land allocation set out in PPG3 (2000) is not carried forward into draft PPS3 (2005) and similarly has not been included in the very recently published final version of PPS3 (November 2006). This new focus needs to be reflected in the emerging Core Strategy.

Figure 7

It is noted that the Core Strategy includes a housing trajectory and the HBF are supportive of this. A Core Strategy should include a housing trajectory. Given the importance of new housing development within a local strategy this trajectory should feature prominently. It is important that any housing trajectory is prepared in accordance with PPS12 paragraph B26 and the requirement in PPS3 paragraph 55.

Paragraph 5.2.8

The reference to further work on housing needs surveys within housing market areas to provide evidence for future markets is supported.

Policy S4

This section of the text clearly includes recognition of the changing circumstances in relation to RSS given that the final version is still outstanding. Test 9 of the tests of soundness for development plan documents, as set out in PPS12 paragraph 4.24, states that a plan should be reasonably flexible to enable it to deal with changing circumstances. Therefore the Core Strategy should indicate what is likely to happen following the RSS reviews, in terms of the integrity of the plan and in what circumstances and how it itself would be reviewed.

Policy S5

Density should not be a driver of housing, but more an outcome. The overriding concern should be ensuring that what is proposed is the right scheme for the site. Prescriptive density requirements will not help deliver the right types of development. We consider it is beneficial to be more flexible with regard to density requirements, an approach that is confirmed in PPS3 (November 2006). 

This policy and the flexibility between urban and rural areas is supported.

Policy S6

The HBF and its house building members are not opposed to delivering affordable housing to meet the Government’s Sustainable Communities agenda. However, it is essential to seek an affordable housing provision, in both quantity and type, which will not render a residential development unviable.

The affordable housing target should address Alnwick’s housing needs and reasonably represent what is deliverable in the area. There is reference in  paragraph 5.4.3 that a Housing Market Assessment has been carried out for the area.  The HBF wishes to ensure that this work is updated regularly to ensure the present policy is founded on a robust and credible evidence base.
The approach to determine the proportion of affordable housing and its type sought on each site on the assessment of need in the local area is supported. Prescriptive policies will not help deliver the levels of affordable housing required.

Policy S9

The final sentence of this policy, which states that some existing employment sites should be considered for redevelopment for alternative uses, if it can be shown the land is no longer needed for employment uses, is supported. Alternative uses, such as residential development may be more appropriate in certain circumstances.  Therefore HBF is supportive of the approach to allowing planning permission on employment land for alternative uses, including housing, if not required for employment uses. This approach is in accordance with the guidance in PPS3 paragraph 44.

Policy S16

It is important to ensure that high quality housing is well designed and built to a high standard, therefore the HBF welcomes the inclusion of a policy on design principles. Since August 2005 it has been a requirement to submit a design and access statement with all planning applications, except householder applications, in accordance with DCLG Circular 01/06 – Guidance on Changes to the Development Control System. The circular includes the following headings that set out what will need to be covered by such a statement, amount, layout, scale, landscaping, and appearance. Policy S9 outlines what design and access statements for new build development will be expected to set out. It is important that the requirements coincide with the requirements of the circular. It is considered that the policy could be amended to more fully accord with the circular.

Policy S22

Paragraph 1.8 of PPS12 makes it clear that planning policies should not seek to duplicate or cut across matters more appropriately within the scope of other legislative regimes. Energy efficiency in building use and construction is the responsibility of the building regulations Part L. The result of a recent review of these regulations is that all new homes built after April 2006 will be 40% more energy efficient than new homes built in 2002. That is a massive and extremely rapid improvement in performance and new homes are now many tens of times more energy efficient than the existing stock. There must come a point at which, if we are to make real efficiency gains, more attention is given to existing stock, rather than constantly going for the easy option of further restrictions on new building. These requirements are making new homes ever more expensive at a time when affordability is a serious concern and also at a time when these features are still not wanted by consumers.

The requirement in this policy to provide 10% of the energy requirements from on-site renewable energy generation for proposals of 10 or more residential units should not be included in the LDF as it is unworkable. An appropriate approach would be to consider such a requirement on a site-by-site basis, which would not affect a site’s viability.

Policy S23

The HBF does not object to the principle of planning obligations, nor to their application to secure appropriate and necessary additional infrastructure in association with new residential development. However, this must be in accordance with government guidance on planning obligations in Circular 05/2005. 

The second paragraph of this policy states the nature of the obligations will be set out in other development plan documents and the mechanism for calculation of the obligation will be set out in the Supplementary Planning Document on planning obligations. The HBF considers that planning policies such as planning obligations should not be presented and considered simply as a Supplementary Planning Document.  Such policies could potentially have a considerable impact on developments and their viability and therefore should be examined independently as a Development Plan Document.

