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Dear Sir or Madam

Supplementary Planning Document: Affordable Housing Consultation Draft

3.0 Policy Background

HBF objects to the references to PPG3 throughout this section. This policy guidance has now been replaced by PPS3. Additionally there is no reference to the 2006 Delivering Affordable Housing Guidance in this section. HBF emphasises the need to base policies on up to date national guidance. 

3.9 Regional Planning Guidance

HBF objects to the references to Regional Planning Guidance in this section. Policies need to take into account the emerging Regional Spatial Strategy and be in accordance with what this sets out. 

4.0 Assessing housing needs across the district

It is noted that this section includes reference to a Housing Needs Assessment (2002) and a Housing Needs Survey (2004).  It is important to note that such assessments are now changing and the Government is to place increased emphasis on Housing Market Assessments. This must be undertaken to look at the need for all forms of housing (not just social rented) and be carried out in the appropriate manner in full consultation with local landowners, developers and other interested parties before any policy approach can be considered robust. The HBF considers it is important that policy is founded on the most up to date robust and credible evidence base.
4.30 Affordable Warmth Strategy

The HBF supports targeting energy efficiency improvements to the existing stock.

5.0 Definition and types of affordable housing

The Federation does not consider it appropriate to delegate matters such as the amount, type and size of affordable housing to a SPD. Any matters of importance to development costs will instead need to be clearly set out in a Development Plan Document (DPD), rather than being delegated down to a SPD. Given that they could potentially have a significant impact on development viability, they must instead be dealt with in DPD’s and subjected to the appropriate public scrutiny bestowed upon these.  

6.0 Negotiation of Affordable Housing

6.1 Site Size Thresholds

The HBF believes that setting smaller site size thresholds, in this case to 15 units or 0.5 hectares, would be unworkable in practice. 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. Overall there is a need for flexibility, and HBF supports the use of a cascade approach to determining thresholds. 

6.5 Land Availability

PPS3 which replaces PPG3 (paragraph 54) now states that ‘LPA’s 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.” There is also an emphasis on identifying a further supply after this period for “years 6- 10 and where possible for years 11- 15” (paragraph 55). 

6.6 Density

PPS3, which replaces PPG3, paragraph 47 states “LPA’s may wish to set out a range of densities across the plan area rather than one broad density range although 30 dwellings per hectare net should be used as a national indicative minimum to guide policy development and decision-making, until local density policies are in place.” The HBF supports the approach to allow LPA’s to set density standards for their own area based on a number of criteria involving character assessment and accessibility to services. 

6.7 Sequential Test
PPS3 prioritises the use of previously developed land over greenfield and that would be an appropriate approach for this core strategy. However, that aspiration should be expressed in terms of the priority being given to previously developed sites. It should not be expressed using the terminology “sequential approach” as that approach has a very precise and specific meaning which is no longer appropriate.

Issue 1: How Much Affordable Housing

We believe a more sophisticated and flexible approach to delivering affordable housing is needed (rather than a blanket approach through setting a 30% target), whereby affordable housing is only delivered in areas where there is a clear housing market need and to ensure this approach an evidence base needs to be robust as possible. The document bears little reference to viability, which is a prime concern when undertaking a development.  Particularly in the transitional period when the developer has already secured the land at a certain price, prior to the implementation of this SPD, it may now become unviable to bring this land forward for development. Any affordable housing requirement must seek to take on board the overall viability of schemes (including the likely availability or not of grant funding) and will need to consider the full range of other planning gain requirements likely to be sought. Unrealistically high affordable housing requirements could severely threaten overall housing delivery rates. PPS3 identifies that the affordable housing requirement should be viable and practicable.  

6.22: Implementation- Type of Housing

HBF believe the precise mix of affordable dwellings in any housing development should be a matter for negotiation between developers and the Council taking on board the latest information from the evidence base, the availability or not of grant funding, current market conditions, and the nature and characteristics of each site. It is not for the Council to seek to dictate a precise mix for all housing developments. 

6.24

The HBF has concerns that setting a tenure ratio of 70% affordable homes to rent and 30% as low cost market housing, would be too prescriptive and would prove unworkable in practice. This mix needs to be determined on a site by site basis. 

6.29

HBF welcomes flexibility in determining where affordable housing should be developed, as it is not always appropriate to build it on the same site as market housing.

Yours faithfully,

Laura Edwards

Laura Edwards (maternity cover for Gina Bourne)

Regional Planner – Northern Region 
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