Item 7 Appendix 1d


	Section Title

4 Housing

	Number of responses

89

	Summary of main points

Affordable Housing Thresholds

Statutory consultees:

Ashley Parish Council:

Threshold of 3 in rural areas is not unreasonable – but the type or use of affordable housing is important to define.

Broughton Parish Council:

Rural 3 is appropriate, urban 10.

Other consultees:

· Rural threshold of 3 is far too low. (6)

· Threshold in villages should be higher. (2)

· A development to 3 houses in a village is a large development and particularly in villages like Ashley. (3)

· Reducing the threshold to 3 will discourage development in the rural areas due to viability concerns - it will seriously impinge on the design aspects of small rural schemes. (1)

· No need to reduce thresholds as the role of the villages has changed and it is easier to access rural areas for work. (1)

· Disagree that there is a need for more affordable housing in the rural area, the threshold of 15 should not be lowered. (1)

· It is unreasonable to set limits as each site and applicant will have decent capabilities. (1)

· Options need to be reviewed in light of the NPPF. (1)

· Support for threshold of 3 in rural areas. (1)

· Support for 15 in urban and 10 in rural. (1)

· Reducing the threshold to 3 in rural areas will stop many developments as they will be less attractive to developers. Urban threshold should be 10. (1)

· Need more detail of how threshold will work in practice. (1)

Affordable Housing Tenure

Statutory consultees:

Ashley Parish Council:

Agree with Option 19. A policy is needed and should be based on a local needs survey.

Broughton Parish Council:

Policy on tenure should be included, see 4.2.4 affordable housing for local people.

Other consultees:

· A policy is needed and should be based on an up to date local needs survey. (1)

· Should be left to market forces. (1)

· Policy setting out requirements for affordable housing tenure should not be included within the Site Specific Proposals DPD. The Council should take a flexible approach to housing tenure, given that the Governments current policy is focused solely on the provision of dwelllings for affordable rent, as explained in paragraph 4.2.3. By stipulating affordable housing tenures, unrealistic expectations may be raised which will thwart viable development proposals from being progressed. (1)

· Approach should be flexible. (2)

· A policy on tenure should be included. (1)

· A policy should not be included. (1)

· Affordable options must come first. (1)

· Options should be reviewed in light of the NPPF and based on an up to date SHMA. Policy should not be included setting rigid thresholds and tenure splits. (1)

· No need for the Site Specific Proposal LDD to set tenure requirements. An updated SHMA would need to incorporate affordable rent. (2)

Housing Mix
Statutory consultees:

Ashley Parish Council:

Agree with option 21 and Disagree with option 22.  Should be based on assessment of need and not determined by the market – the market will not provide a socially beneficial outcome

Broughton Parish Council:

Agree housing mix should be based on an assessment of need.

Other consultees:

· Should be based on assessment of need and not determined by the market. (4)

· Paragraph 50 of the NPPF (March 2012) stipulates that local planning authorities should plan for a mix of housing. However, they should do so based, in part, on market trends; information which can only reliably be provided by house builders operating in the area. Market trends and conditions can change rapidly and will also differ between one area of a district and another. There is a real danger in relying upon the findings of a SHMA, which may be out of date, as soon as, it is published. It is therefore essential that any policy seeking a mix of housing types and sizes is sufficiently flexible to have regard to changing market conditions and trends; otherwise there is a real possibility that there will be a disconnect between the types of houses stipulated in the DPD and the types of houses people wish to buy. (1)

· Policy should not set strict housing mix and flexibility should be maintained. This is crucial to allow individual circumstances of sites and status of the market to be taken into account. (1)

· Consideration should be given to the robustness of the 2007 SHMA in identifying housing mix. (1)

· Option setting mix should be included. (1)

· Housing mix should be determined by the market. (4)

· Market trends change and SHMA findings may be out of date as soon, if not before, it is published. Any policy needs to be flexible to have regard to changing market conditions and trends. (1)

· Housing mix should be based on assessment of need but this assessment must be kept under review and be sufficiently flexible. (1)

Housing Density

Statutory consultees:

English Heritage:

We agree that housing density should reflect the character of the settlement; it is not just a case of defining settlement types, but looking at the character of the area within a settlement where the proposal is located. A character-based approach is advocated, especially within historic areas. 

Broughton Parish Council:

Agree a range of housing densities – to accommodate a range of sizes.

Other consultees:

· It is considered that there is no merit in adopting density targets. The nature of sites varies significantly across the District and picking a figure would be an artificial exercise. The most sensible approach to the issue is to treat each case on its own merits and to ensure that any new development is appropriate for its location. (1)

· The effort of creating and maintaining a policy needs to be justified in terms of the difference it would make. (1)

· Needs to be updated to reflect the NPPF. (1)

· Range of density options are needed to reflect local design and environmental need. (1)

· Should not be a single net density. (1)

· Range of densities should be included. (10)

· If a range is set, how much would a policy add if the alternative is to treat each site on its own merits? (1)

· Should not rely on CSS policy. (1)

· Densities should be looked at on an individual basis. (1)

· Consideration should also be given to size of gardens and parking spaces. (1)

· Current densities are too high. (1)

· London Design Guide is a good example for setting minimum sizes of home size. (1)

· It is essential to set out design criteria for any development in the Headlands Area. Suggested criteria have been provided. (1)

· Consideration should be given to the range of densities which can realistically be secured in the current market. Densities need to reflect current market conditions and the character and prevailing urban form of the settlement. (1)

· Should rely on guidance included in the CSS. (1)



	Implications of National Planning Policy Framework

All references to the PPS’s and PPG’s will need to be removed, the Plan will be in general conformity with the National Planning Policy Framework. The NPPF set a presumption in favour of sustainable development.

NPPF Policy 6 maintains the requirement to plan for a mix of housing and allows local authorities to identify the size, type, tenure and range of housing that is required to meet local demand and to set out their own approach to density targets.



	Implications of the emerging Joint Core Strategy

Draft policy 30 – Housing Mix and Tenure – This draft policy requires mix of housing to be based on SHMA or more up to date local assessments and requires mix of house types to reflect existing housing stock within the neighbourhood or settlement. The draft policy also proposes to identify affordable housing targets and site thresholds but further work on this is required.



	Summary of officer comments and Next Steps.

Affordable Housing Thresholds

Limited comments on urban threshold reduction to 10 and this should be tested through viability modelling to understand the implications of site deliverability.

The reduction in the rural threshold to 3 dwellings was supported by a small number of respondents particularly Broughton and Ashley Parish Councils but was opposed by a number of respondents to this section due to its impact on viability and discouraging small scale development within rural areas.  The Affordable Housing background paper demonstrates the impact that lowering such a threshold may have on increasing affordable housing delivery but need to balance the impact of reducing the threshold on actual site deliverability.  Viability modelling of the 3 dwelling threshold should be undertaken to inform the threshold taken forward in the next iteration of this plan.

Work with the JPU to ensure there is no duplication of policies and that policies in the emerging Joint Core Strategy reflect the comments made during this consultation.

Affordable Housing Tenure

There was a fine balance between those respondents who felt that a tenure requirements should be specified (Parish Councils) and those who felt that the tenure should be determined on a flexible case by case basis (landowners, housing developers and their agents).

Consideration should be given as to the need to include such a tenure policy within the housing section of the Site Specific Proposals LDD.  Work closely with the JPU through the SHMA update process and considered whether a policy which requires tenure to be determined with reference to the latest HMA or SHMA is more appropriately positioned at the strategic North Northants level.

Housing Mix

Again there was a fine balance between those respondents who felt that a housing mix should be specified (Parish Councils) and those who felt that the housing mix should be determined on a flexible case by case basis informed by the market (landowners, housing developers and their agents).

Consideration should be given as to the need to include such a housing mix policy within the housing section of the Site Specific Proposals LDD.  Work closely with the JPU through the SHMA update process and considered whether a policy which requires housing mix to be determined with reference to the latest HMA or SHMA is more appropriately positioned at the strategic North Northants level.

Housing Density

The majority of respondents considered that a range of housing densities should be applied according to settlement type, character and amenity.  There was however a balance between those who felt that such a policy should be included in the document or not.  Some felt that a policy setting ranges would have limited additional benefit and considered that all sites should be considered on a case by case basis.  

Based on the responses and background evidence to date it is proposed to progress with a housing density policy but to consider carefully the level of detail that is included within such a policy.  The policy should provide structured guidance which can inform more detailed discussions about individual sites at the masterplanning or planning application stage.
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