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POLICY DC 22 – SMALLER HOMES/HOUSING MIX

1. 
Introduction
1.1 
This Response Statement relates to Policy DC 22 and the justification for the Council’s decision to include this policy, both in terms of its objectives and the specific wording, within the General Development Control Policies DPD.

1.2 
The overall spatial strategy for Horsham District is set out in The Core Strategy (2007), adopted by the Council on 2 February 2007 (CDHor2). The General Development Control Policies DPD is derived from the visions, objectives and strategic policies of the Submission Core Strategy.  Each policy is intended to expand, where necessary, the policies of the Core Strategy, going beyond the strategic level and assisting in the more detailed site specific consideration of proposals at the planning application stage. 
1.3
A number of issues relating to the policy were raised in the original representations on the Submission General Development Control Policies document (CDHor1). Subsequently, the Inspector has identified the following key issues and questions for examination:

· What is the evidence base for the figures in this policy? Is it robust and credible?
· Are the criteria clear, reasonable and flexible (or too restrictive)?
· Do the mix and density limits comply with those in PPS3?
· Should the detail of mix and density be left to a SPD?
2. 
Basis for policy approach and wording

2.1
The Council believes that this policy addresses key issues of importance in this District.  It is essential to ensure that new housing development meets the needs for the size and type of housing which best relates to the structure of the population.  The Horsham Supply/Demand Analysis undertaken by David Couttie Associates Ltd in 2003 (CDHor20) provides details of the size, type and tenure of the dwelling stock and an analysis of the supply and demand impact of all moving households by house type and size.  This analysis demonstrates that there is a shortfall in 1-bed properties in most of the District and a significant demand for 2-bed houses and bungalows in much of the District.  There is, however, a surplus of 3 and 4-bed properties in many areas.  The data in relation to household formation is also extremely important as those households requiring smaller units are those which are growing most significantly; in this District, 64% of new forming households are looking to buy 1 or 2-bed homes, which represent only 33% of the housing stock.  However, it is also recognised that small households looking to buy in the open market are not necessarily seeking the smallest units.  Moreover, house builders need some flexibility in matching the aspirations of small households with the provision of new stock, requiring less prescription in the policy approach towards 1 and 2-bed homes.  The policy, therefore, includes 3-bed properties within the expected percentage (80%) of smaller homes, to provide the necessary flexibility.
2.2
The emphasis on achieving higher densities introduced by PPG3 in 2000 and now reflected in PPS3 (CDNat6) has been, and will continue to be, an important mechanism in ensuring that developments no longer have a predominance of larger 3 and 4 bedroom properties.  Nevertheless, it is important to reinforce the requirement for smaller dwellings in this District and also to ensure that any new housing makes the most efficient use of land through higher density developments, whilst respecting the character of an area.  This approach reflects the Government's policies set out in PPS3 in terms of the desirability of using land efficiently and taking account of the characteristics of the area (paragraph 46).  

2.3
The wording of the policy is intended to strike the right balance in terms of the guidance given and the level of detail involved.  It is important to set certain parameters which continue to address the shortage of smaller homes across the District but to incorporate sufficient flexibility relating to the characteristics of an area, so that the precise nature of any development can be determined relating to the particular circumstances, including the location relative to a good or a reasonable range of facilities/services and public transport.
3. 
Principal Issues
3.1 
Eight representations were submitted on Policy DC22 and its reasoned justification to the Submission Document, with three in support.  The representations raised concerns relating to the justification for the percentage of smaller dwellings; that there should be flexibility for house builders to determine the appropriate requirements based on market and commercial considerations; that there is a need for clarification on the circumstances in which the character of the area will be considered; that housing needs will change over time so that the policy needs to be more flexible; that any percentage should be a target to be negotiated having regard to identified need, with more detailed guidance in an SPD; that there are inconsistencies within the policy; and that the dwelling mix requirements for the land west of Crawley should be identified within the Joint Area Action Plan.  The Council considers that the policy is sufficiently flexible in its approach and does not impose an absolute requirement in terms of either smaller homes or higher densities; it does, however, convey the intention that on most developments it will be necessary to include a substantial proportion of smaller units and that all development should make efficient use of the land whilst respecting local character.  The key issues raised have been identified by the Inspector within his questions and these are addressed in turn below.  However, in terms of the detailed wording of the policy, it is accepted that the reference to "house types" in the last clause of the first paragraph in Policy DC 22 could be taken as excluding flats, etc; the Council would, therefore, propose that this is amended to refer to "dwelling types"  (see schedule of suggested changes).

What is the evidence base for the figures in this policy?  Is it robust and credible?
3.2
The basis for the figures in the policy, derived from the 2003 Horsham Supply/Demand Analysis but with additional flexibility in relation to 3-bed homes, has been explained in paragraph 2.1 above.  The greatest surplus in supply within the District is with regard to 4 and 4+ bed properties; it is these sizes of properties which 'market demand' would dictate should dominate and hence the need to ensure that the current stock imbalance does not create further difficulty for new households attempting to access the housing market in Horsham.  There is clear evidence that 64% of all new forming households require 1 and 2-bed properties and of the imbalance in the current stock.  It is, therefore, preferably reasonable to indicate that the percentage of smaller homes within developments of 5 homes or more should generally be taken to mean 80%.  The basis for such a policy is both robust and credible. 

Are the criteria clear, reasonable and flexible (or too restrictive)?

3.3
The Council considers that the criteria of the policy are clear and reasonable, and that they are flexible because of the recognition of the need to consider the local character relating to any site proposals.  It is inappropriate to seek to define in any detail the circumstances in which the character of the area will be a material consideration which might override the requirement for smaller homes to meet the identified need.  It is likely that much will depend on the scale of the development and its relationship to adjoining properties, particularly where it is an 'infill' development within a Category 1 settlement.  Within a Category 2 settlement, the key factor will be the 'local needs' justification for the form of development being provided, and this may well relate to the size and type of housing involved.  The policy is clear in its intent to secure a greater provision of smaller dwellings to meet the needs identified within the District and to counter-balance the nature of the existing stock.  It is no longer appropriate to 'let the market decide' based on 'commercial' considerations because there is the very real prospect that, in such circumstances, the housing needs of the District will not be met and there will continue to be unnecessary in- and out-migration of households as a result.


Do the mix and density limits comply with those in PPS3?

3.4
Although PPS3 had not been published at the time of submission of the General Development Control Policies DPD, the provisions of Policy DC22 generally reflect the requirements of PPS3 relating to achieving a mix of housing and making the efficient use of land.  A Strategic Housing Market Assessment, as indicated in paragraph 22 of PPS3 (CDNat6), has not yet been undertaken but the Horsham Supply/Demand Analysis (CDHor20) comprises "other evidence" to support the policy provision for housing against the likely profile of household types requiring market housing, i.e. predominantly households requiring one and two bed units.

3.5
With regard to the efficient use of land, the provisions of Policy DC22 reflect the general requirements of paragraphs 46 and 47 in PPS3, including the current and future levels of accessibility (in seeking higher density development in town and village centres, where appropriate) and taking account of the characteristics of the area.  The policy does not imply one broad density range across the District but sets the basis for a range of densities as appropriate, without seeking to be too prescriptive within a broad based policy of this type, aimed at appropriate development management.


Should the detail of mix and density be left to a SPD?

3.6
The reasoned justification text (paragraph 3.88) refers to a housing mix SPD, further detailing the required mix and type of dwelling, being produced to provide further clarification.  It is, however, important to set out within the relevant DPD the basis for any more detailed guidance, and the provisions of Policy DC22 are essential in this respect.  PPS12 (CDNat7) indicates that policies which should be included in a development plan document and subjected to proper independent scrutiny in accordance with statutory procedures should not be set out in SPDs (paragraph 2.44).  The significance of the shift in housing development in the District towards smaller units, as evidenced by the reaction to the policy from the development industry, is such that it is considered important to specify the intended approach, in terms of the likely percentage of smaller homes, within the policy itself.  Similarly, it is important to indicate the potential higher density levels within the most accessible locations in town and village centres.  

3.7
The issue relating to the specification of the approach in the West of Crawley Strategic Location is addressed in paragraph 386 of the reasoned justification.  The clear intention is that the Joint Area Action Plan will set out the dwelling mix requirements with particular regard to the needs of Crawley Borough, rather than the characteristics of the rural area of Horsham District within which the majority of the development is likely to be located.  There is, however, a minor factual error in the last sentence which should refer to the rural parishes of Rusper and Colgate; a suggested change is indicated accordingly in the schedule of 'rolling changes'.

4.0
Response to Submitted Statements
4.1
There were no statements submitted within the due timescale or available in the drafting of this Response Statement.
5.0 Conclusion

5.1
The policy aims to fulfil two key objectives, which reflect matters identified as key considerations in planning for housing in PPS3.  It is important in terms of managing development to meet the terms of the defined spatial objectives that every effort is made to ensure that new housing fulfils the needs of the population and that development makes the most efficient use of land through higher densities, wherever appropriate.  Policy DC22 has a key role in this respect and strikes the right balance in terms of addressing the needs, whilst recognising that some flexibility is required and that it would not be sustainable or deliverable in market terms to build all new stock in one or two sectors of the market.
5.2
The policy meets the relevant Tests of Soundness, particularly Test 4 (it complies with national policies, including PPS3. Test 6 (the policy complies with the Core Strategy, particularly Policies CP12 and CP16); Test 7 (it is considered the most reasonable in all the circumstances and is founded on a robust and credible evidence base); and Test 9 (it is reasonably flexible to enable it to respond to changing circumstances).
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