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Emailed to planning@ribblevalley.gov.uk
Fiona Pudge

Ribble Valley Borough Council

Council Offices

Church Walk

Clitheroe

Lancashire

BB7 2RA

24 April 2007

Dear Madam

LDF- Key Themes for two new Development Plan Documents: the Core Strategy and Balancing the Housing Markets

Thank you for giving the Home Builders Federation (HBF) the opportunity to comment on the above document. The HBF have considered the proposed document and have made the following observations:
Where you Live and Work

“To what extent do you think affordable housing should be a priority in the area?”

The issue of affordable housing cannot be divorced from consideration of the issue of overall supply. If housing requirements are set at rates lower than the need and demand for new housing then it should not be a surprise to anyone that the affordability of housing in relation to local incomes is worsening. 

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 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. 

One sensible way forward is to adopt a cascade approach to both target percentages and site size thresholds but even that must be viewed in the context described above. As well as a cascade of thresholds / percentage targets, the council should also give consideration to a cascade of tenure. The funding of affordable housing will be a key issue in the future. The old distinction between market and social rented housing is no longer appropriate and there are a number of forms of intermediate housing which meet the affordable housing policy objectives as well as being required in order to create sustainable, mixed and balanced communities. So, just as important as thresholds and targets are the tenure and delivery issues (even in terms of what partners the council will be willing to work with) which must be addressed in the research which will underpin whatever policy approach is finally agreed. 

In relation to affordable housing provision, proper and full regard must be had to the overall viability of schemes in setting any requirements. It should be remembered that in order to make housing more affordable, there needs to be more housing built in total. There should also be a flexible approach to the delivery of any affordable housing requirement, taking on board whether or not public grant funding is available. If not, then an alternative approach/requirement has to be properly considered.

It must be recognised that affordable housing requirements must not be so onerous that they threaten the delivery of the Council’s overall housing requirement. The Council has to consider a vital matter that, the very fact that thresholds are lowered is likely to reduce the supply of smaller sites coming to the market. Clearly any lower thresholds set will need to both comply with national guidance, and also be properly backed up by a sound evidence base.

Location of New Development

Where should new housing be located?

HBF advocates a flexible approach to the location of new housing development. Although there is no actual acknowledgement that Greenfield development is both necessary and in many circumstances appropriate, PPS3 paragraph 65 suggests that, if performance of housing provision fails to meet trajectories or assumptions, planning authorities might have to update the quantity and mix of different categories of land within their housing supply. 

Overall, the most critical output of the planning system for the industry is land that is available for development or redevelopment of housing. This requirement is acknowledged in PPS3 paragraph 54 that states ‘LPA should identify sufficient specific deliverable sites to deliver housing in the first 5 years. To be considered deliverable, sites should be available, suitable and achievable.’  

Thank you again for giving the HBF the opportunity to comment. We trust you will take our comments on board and look forward to receiving further information regarding the progress of the document.

Yours faithfully,

Laura Edwards

Laura Edwards (maternity cover for Gina Bourne)

Regional Planner – Northern Region
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