David Bailey

Head of Planning and Housing Services

FREEPOST ANG 5840

Bedford MK40 1ZD

12th June 2007

Dear Sir or Madam, 

Bedford Core Strategy & Rural Issues Plan and Bedford Town Centre Area Action Plan DPD – Pre-Examination Changes 

Thank you for giving the Home Builders Federation the opportunity to comment on the above mentioned document.

Please find our representations attached.

I also look forward to the acknowledgement of these comments in due course.

Yours faithfully,

Paul Cronk

HBF Regional Planner 

(Eastern Region)

PEC9                                                                                                  Objection

The Council states that given existing commitments and windfall developments, the overall housing requirement can be met without any further housing allocations. 

PPS3 (November 2006) advocates making provision for housing over at least a 15-year time period. 

It also emphasises the importance of the role of Strategic Housing Market Assessments in the evidence base for DPD policies. The Council will need to ensure that policies are underpinned by a sound and up to date evidence including such an Assessment. It will also need to have sound housing trajectories to show when the overall housing numbers are likely to be delivered. 

The Council will need to:

· have a flexible responsive supply of land managed in a way that makes efficient and effective use of land, including the re-use of previously developed land, where appropriate;

· be market responsive;

· work collaboratively with stakeholders (such as the HBF);

· take account of the need to deliver low-cost market housing as part of the housing mix;

· set separate targets for social-rented and intermediate housing;

· take into account any physical, environmental, land ownership, land-use, investment constraints or risks associated with broad locations or specific sites, such as physical access restrictions, contamination, stability, flood risk, the need to protect natural resources e.g. water and biodiversity and complex land ownership issues;

· undertake a Sustainability Appraisal to develop and test various options, considering, for each, the social, economic and environmental implications, including costs, benefits and risks;

· include housing and local previously-developed land targets and trajectories, and strategies for bringing previously-developed land into housing use;

· identify broad locations and specific sites that will enable continuous delivery of housing for at least 15 years from the date of adoption, taking account of the minimum level of housing provision stipulated in the RSS;

· identify deliverable sites to deliver at least 5 years supply that are – available, suitable and achievable;

· identify a further supply of specific, developable sites for years 6-10 and, where possible, for years 11-15;

· exclude sites granted planning permission unless it can be demonstrated that they are developable and likely to contribute to housing supply within the appropriate timescale;

· exclude allowances for windfalls in the first 10 years of land supply; and

· set out a housing implementation strategy.

The new Policy Statement heralds several new changes, these are:
   

· The requirement for a robust evidence base;

· A partnership between local authorities, developers, and other stakeholders to establish a more transparent assessment;

· An emphasis upon sustainable locations; rather than just the prioritisation of previously developed sites, or sequential test; and

· The identification of constraints (physical and housing market) on sites, and considering how these might be overcome during the plan period.

It will be necessary for both brownfield and greenfield sites to be released in good time if the overall housing requirement is to be met. 

The Council will need to demonstrate in its Core Strategy that its assumptions with regard to the future housing supply in its new housing trajectories are accurate and realistic, and that identified sites are readily available for development. 

The Council will need to ensure that it provides a suitable range of housing localities to meet the needs of their current and future residents. It should make decisions based upon a sound evidence base. A SHMA (Strategic Housing Market Assessment) will be a very important source of information.

Annex C of PPS3 states, “a Strategic Housing Land Availability Assessment should:
· Assess the likely level of housing that could be provided if unimplemented planning permissions were brought into development.

· Assess land availability by identifying buildings or areas of land (including previously developed land and greenfield) that have development potential for housing, including within mixed-use developments.

· Assess the potential level of housing that can be provided on identified land.

· Where appropriate, evaluate past trends in windfall land coming forward for development and estimate the likely future implementation rate.

· Identify constraints that might make a particular site unavailable and/or unviable for development.

· Identify sustainability issues and physical constraints that might make a site unsuitable for development.

· Identify what action could be taken to overcome constraints on particular sites”.

Given that the Plan fails to comply with PPS3 on major matters such as ‘windfalls’ and a 15 year land supply from the Plan’s eventual adoption date, it is considered by the HBF that it fails test of soundness 4B.

PEC10                                                                                                Objection

The HBF objects to the proposed change because it considers that it is too weak. All it says is that monitoring will occur and that it could trigger a review of the Allocations Development Plan Document. It does not actually commit itself to such a review should monitoring identify a significant shortfall in actual housing delivery.

It is considered that it fails tests of soundness 4B and 4C.

PEC21                                                                                                Objection

The HBF objects to the proposed change because it considers that it is too weak. All it says is that if delivery varies by more than 20% of the dwelling requirement, reasons for this should be established and appropriate responses considered, this could include a review of the Allocations Development Plan Document. It does not actually commit itself to such a review should monitoring identify a significant shortfall in actual housing delivery. A 20% shortfall would be major failure in the context of the Authority being located within a national growth area. It is interesting that in respect of employment numbers, a shortfall of 20% would actually trigger a review (unlike housing supply). The HBF does not believe that it is acceptable to wait until such a major shortfall occurs before taking major corrective action.

It is considered that it fails tests of soundness 4B and 4C.

PEC24                                                                                                Objection

Given that the Plan fails to comply with PPS3 on major matters such as ‘windfalls’, certainty, and a 15 year land supply from the Plan’s eventual adoption date, it is considered by the HBF that it fails test of soundness 4B.

PEC36                                                                                                Objection

The HBF objects to the proposed change because it considers that it is too weak. All it says is that if delivery varies by more than 20% of the dwelling requirement, reasons for this should be established and appropriate responses considered, this could include a review of the town centre housing allocations. It does not actually commit itself to such a review should monitoring identify a significant shortfall in actual housing delivery. A 20% shortfall would be major failure in the context of the Authority being located within a national growth area. It is interesting that in respect of employment numbers, a shortfall of 20% would actually trigger a review (unlike housing supply). The HBF does not believe that it is acceptable to wait until such a major shortfall occurs before taking major corrective action.

It is considered that it fails tests of soundness 4B and 4C.
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