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1.
Background
1.1
This matter relates to the approach of the Core Strategy towards meeting the need for appropriate types of housing and affordable housing.  It stems from the spatial objective to meet the needs of the communities in the District and, more specifically, the provisions set out in core policy CP12, including the indicated thresholds and targets for provision.  The representations submitted in this context relate primarily to Tests of Soundness 4 (consistency with national policy/other plans and strategies), 7 (most appropriate policy against alternatives, founded on robust evidence base), 8 (clear mechanisms for implementation and monitoring), and 9 (flexibility to deal with changing circumstances).  

2.
Main Issues

2.1
There are certain key matters that it is considered should be the subject of evidence in the consideration of the soundness of Policy CP12 and the approach towards meeting housing needs.  These have been identified as:

· Up to date housing needs assessment in terms of size, types and tenures

· Justification for the 40% affordable housing threshold

· Justification for the 25% social rented accommodation threshold

· Reasons for the different criterion for settlements smaller than 3,000 people

· Affordable housing provision by developers of non-residential schemes

· The degree of flexibility

3.
Horsham District Council's Position

3.1
The Council's position with regard to meeting housing needs and the provision of affordable housing is set out in paragraphs 4.52 to 4.55 of the Submission Core Strategy (RDHor19), supported by the two Background Documents on the Housing Needs Assessment (RDHor9) and the Assessment of Development Viability and Impact of Affordable Housing Policy (RDHor16).  The basis for this position derives from Government guidance in PPG3 'Housing' (RDNat6), particularly paragraph 14.  It also reflects regional planning guidance, both as currently articulated in the adopted West Sussex Structure Plan 2001-2016 (RDSx2) and the evolving draft South East Plan (RDRg6).  The Structure Plan's provisions in Policies NE2 and NE3 require new development to provide for a mix of housing sizes, types and tenures to meet the varied needs of the communities in the county, as explained further in the Explanatory Memorandum (paragraphs 121-128).  The draft South East Plan indicates that there needs to be a significant increase in affordable housing provision across the region and sets the basis for local targets, having regard to an overall regional target (Policy H4); a specific sub-regional target for the Gatwick Area Sub-Region is set out in Policy GAT3.  
3.2
Although it was published after the submission of the Core Strategy, the Council is also mindful of the Government's policy indications in the 'Consultation on a New Planning Policy Statement 3 - Housing' (RDNat7) relating to affordable housing.  Reference is made (in paragraph 29) to advice on setting affordable housing targets and thresholds in a companion guide, but this had not yet been made available even in draft form.


a)
Housing needs Assessment

3.3
The level of housing need in Horsham District has been determined through a District-wide Housing Needs Survey, undertaken initially in 2003 by David Couttie Associates (RDHor9).  A further update has been produced in 2006 (RDHor33) to reflect changes in the relationship between incomes and housing costs.  This latest assessment (see section 6.7) indicates that the total affordable housing need annually is for 1,144 units.  Re-lets of the existing social stock average 322 units and are the major means of addressing the scale of need identified.  After allowing for this level of supply, there will still be an annual affordable housing shortfall of 822 units (paragraphs 7.3.1-7.3.3).  The conclusion in paragraph 7.3.4 is particularly relevant with regard to increases in average house prices and the impact on first-time buyers.  
3.4
The surveys also indicate that the impact of 'Right to Buy' creates a decline in the availability of rented stock and that the largest proportion of additional affordable units are required as rented properties, both for new-forming households and existing families.  The surveys estimated that 67% of the delivery of new affordable housing should be affordable rented housing.  The 2003 survey identified that new-forming households express a need or preference for owner occupation but generally 85% of new households had incomes inadequate to be able to purchase.  The sustained period of high house price inflation has continued to impact on new-forming households' ability to buy or rent privately and the 2006 update suggests that this figure now amounts to about 91% (paragraph 6.5.6).  The following is a summary of housing need identified by tenure required (Table 7-1, RDHor33):

	
	
	Affordable Rented Housing
	  Low Cost Home Ownership
	Sub Market Rent
	Total

	
	Required per annum
	550
	181
	91
	822

	
	%
	67%
	22%
	11%
	100%


3.5
The 2003 survey also identified that there are specific needs in the District, in addition to general household requirements, which should be addressed, including for affordable retirement housing (222 units per year); affordable independent supported accommodation (43 units); and key worker housing, although the level of need for key workers is generally lower than other forms of need in this District.  
3.6
The draft guidance on sub-regional housing market assessments in the Consultation Paper on PPS3 raises a number of issues and the Council has expressed its concern about the implications of the possible approach in its response to the consultation.  Certainly in terms of this Core Strategy it is both impracticable and unrealistic to expect any such assessment to have been undertaken in order to inform Policy CP12.  The 2006 Housing Needs Survey Update notes that new planning guidance is due to be published and that the guidance will also contain the review of the 2000 Good Practice Guidance on Local Housing Needs Assessment (paragraph 7.3.3).  It therefore concludes that 2007/08 will be a key period for a full update of the 2003 Housing Needs Survey.  This timing would relate well to the proposed review of the Core Strategy in the light of the approved South East Plan, with the review programmed in the Local Development Scheme to commence in 2008 (RDHor26).  In the meantime the appropriate assessment of housing needs in accordance with current policy and guidance has been undertaken through the 2003 survey and the 2006 update.  This assessment provides the necessary robust and credible evidence, in order to meet Soundness Test 7; it is up to date, based on reliable information and prepared in accordance with current national policy and best practice guidance.

b)
Justification for 40% Threshold

3.7
Policy CP12 indicates that the target for the provision of an appropriate proportion of affordable homes in qualifying developments should be 40% of the total.  This is derived from the results of the Housing Needs Surveys and with due regard to the provisions for the county, indicated in paragraph 125 of the Explanatory Memorandum to the adopted Structure Plan (RDSx2), and the provisions for the region/sub-region indicated in the relevant policies (H4 and GAT3) of the draft South East Plan (RDRg7).  The reference in the Structure Plan was supported by the Examination in Public Panel in its report (RDSx1 - paragraph 12.9) on the basis of an overall conclusion that it would be hard to overstate the importance of ensuring the provision of affordable housing throughout the county (paragraph 12.15).  
3.8
The 2006 Housing Needs Survey Update (RDHor33) confirms the target of 40% for affordable housing delivery recommended in the 2003 report, on the basis that it is a level which is deliverable and still is able to provide for sustainable and balanced communities and developments (paragraph 7.3.5).  In an accompanying report on 'Horsham District: Housing Market Analysis - Affordable Housing' (RDHor34), DCA indicates it is often now the case that a 40% target is established by local authorities with this level being supported in a number of recent Local Plan Inquiry Inspector's Reports (section 1.6).  

3.9
It is important to recognise that the provision of affordable housing as a proportion of new development will not, even under the terms of Policy CP12, apply to all new housing, i.e. it will not amount to 4,230 homes over the plan period (40% of the 10,575 dwelling requirement to 2018).  This is partly because some development has already been completed or committed since 2001 and before the adoption of Policy CP12 by the Council, on its agreement to submit the Core Strategy to the Secretary of State, and also because other continuing developments will fall below the site size thresholds now indicated.  Clearly the expectation is that the two strategic development locations will address this target provision positively.  However, the scale of need identified is significantly in excess of what is likely to be achieved across the District even with a 40% target, so it is important to keep such a target in place in order to address as much as possible the needs identified.

3.10
A number of representations expressed concern about the impact of the affordable housing requirements on the viability of development schemes.  In anticipation of such concerns the Council commissioned consultants, Adams Integra, to study the potential impact on development viability of the proposed affordable housing provision target and thresholds.  The report produced in June 2005 (RDHor16) concludes that a 40% policy target should be sustainable against residual land values and would help to deliver an increased proportion of affordable homes compared with current levels (paragraph 4.1.8).  It is also noted that there may be instances where location, design, servicing cost, marketing or other practical issues will mean that a reduced proportion of less than 40% affordable housing will need to be negotiated following open discussions with developers (paragraph 4.1.10).  This conclusion is reflected in the reasoned justification to Policy CP12 in the Core Strategy (paragraph 4.53) and is further articulated in the Council's Draft Supplementary Planning Document on 'Planning Obligations', published for consultation in June 2006 (RDHor30, paragraphs 12.26 - 12.33).  
3.11
It is considered that by setting out a clear policy for the target level of affordable housing provision anticipated, against which a negotiated approach based on site specifics can be adopted, the provisions of Policy CP12 are sound against the relevant tests by virtue of being:

· in accordance with Government guidance and in general conformity with regional planning policy (Soundness Test 4);
· based on robust evidence from the Housing Needs and Development Viability studies (Soundness Test 7); and
· sufficiently flexible in the light of the potential to negotiate in relation to site specific considerations (Soundness Test 9)
c)
Justification for 25% Social Rented Accommodation Threshold

3.12
Policy H4 of the draft South East Plan (RDRg6) indicates that local targets for the provision of affordable housing should have regard to the overall regional target that 25% of all new housing should be social rented accommodation.  The results of the Horsham District Housing Needs Survey Update (RDHor33) indicate that the proportions of social rent and intermediate housing provided on new sites should be broadly on a 2:1 ratio, with 25% rental and 15% intermediate market housing (paragraph 7.3.6).  As a percentage of the total anticipated affordable housing provision, this ratio is slightly less than the identified needs would indicate (62.5% compared to 67%) but is considered to be realistic and achievable.  The draft SPD on 'Planning Obligations' (RDHor30) indicates that the proposed proportions represent the target for provision and are intended to inform discussions between an applicant and the Council (paragraph 12.22).  
3.13
It is considered, therefore, that for similar reasons to the overall 40% target, the policy provision for 25% of the total development as social rented properties is sound against the relevant Tests of Soundness (4,7 and 9).


d)
Reasons for Different Criterion for Settlements Under 3,000 People

3.14
The Housing Needs Survey 2003 report recommended that consideration be given to the adoption of a threshold of 15 housing units, or 0.5 hectare, for the District.  Although this is lower than the threshold indicated in current Government guidance (Circular 6/98), there is flexibility to respond to local circumstances and the draft PPS3 (RDNat7) indicates that the Government's intention is to set an indicative national minimum threshold of 15 dwellings (paragraph 26).  This is a material consideration along with the indication in relation to planning for affordable housing in rural communities that local development documents could include a lower site-size threshold for these communities (paragraph 32).  The Council is particularly aware of the housing needs of the smaller rural communities through local consultation and the results of Parish Plan surveys or local housing need assessments.  Many of these communities have sought to secure small scale affordable housing schemes for local needs but it has been difficult in this District to identify and bring forward suitable 'exceptions' housing schemes, under the terms of the rural exceptions policy in the adopted Local Plan (HS6-RDHor1), largely because of the ‘hope value’ and expectations of landowners, with their ability to take a long term view.  
3.15
The Government's definition of rural areas is based on density of population and rural areas are defined as those with settlements with a population under 10,000. The Right to Buy provisions have, however, for some time been related to settlements greater than 3,000 population (Statutory Instruments 1997/620-625) and in the context of this District this level provides a better indication of the more rural communities, which relates well to the Settlement Sustainability categorisation used in the Core Strategy.  Appendix 1 to this Position Statement identifies those settlements with defined built-up area boundaries which fall into the category of less than 3,000 population.  The analysis of these settlements, in defining built-up area boundaries and exploring development potential within them, has indicated that the opportunities for any larger scale development are limited; even schemes of 15 dwellings will be rare in these settlements.  However, there are more opportunities, even though still limited, for smaller scale schemes, potentially of 5 dwellings or more.  Given both the local needs and the limited opportunities, the policy requirement for affordable housing provision as part of the development of 5 or more homes (or on sites of 0.16 hectare) is a reasonable and realistic approach.  It is comparable to approaches taken by other rural authorities, although it still falls short of the recommendation in the recent Affordable Rural Housing Commission Report (RDNat28) which encourages local planning authorities actively to pursue lower thresholds and more ambitious quotas of affordable housing, seeking where appropriate and feasible one affordable home for each market house as suggested in the Rural White Paper 2000.

3.16
The 'Assessment of Development Viability' study by Adams Integra (RDHor16) examined the implications of the lower threshold of 5 units and concludes that this threshold is workable in financial viability terms.  It does, however, recommend that the practical issues for smaller sites needs careful consideration and it may be appropriate in certain cases to consider a "payment or part payment in-lieu" route.  This need for appropriate mechanisms in relation to smaller sites has been taken into account in preparing the draft SPD on 'Planning Obligations' (RDHor30) but it remains reasonable to set the policy target in the Core Strategy for the smaller settlements and then to negotiate on the form of provision, as appropriate.  This aspect of Policy CP12 is sound by virtue of being in accordance with Government guidance, which allows for lower thresholds in rural areas; being based on the evidence of the circumstances in this District; and being sufficiently flexible in terms of its application in practice (Soundness Tests 4, 7 and 9).  

d)  
Affordable Housing Provision by Developers of Non-Residential Schemes

3.17
The reasoned justification to Policy CP12 indicates that proposals for employment provision or other commercial uses, as well as specific operations such as nursing homes or large educational establishments, will be encouraged to make appropriate contributions towards affordable housing needs, particularly for key workers.  This statement is intended as one of encouragement rather than a definite requirement and will depend on the nature of any relevant schemes with the particular circumstances involved.  It is, however, not unreasonable to expect that promoters of larger scale schemes of this type should examine, with the Council, the opportunities available to meet affordable housing needs generated by their development.  Paragraphs 12.19 and 12.20 of the draft SPD on 'Planning Obligations' outline further the expectations in relation to forms of residential development or mixed use schemes.  The expectations in relation to proposals for employment provision have not been articulated further at this stage but the position will be kept under review in relation to any relevant proposals which may arise, such as in relation to the redevelopment of the former Shoreham Cement Works site. In this way the provisions are sound against the relevant test by being sufficiently flexible (Soundness Test 9).

e)
The Degree of Flexibility

3.18
Policy CP13 sets a clear policy and targets, which will over time assist all parties in understanding the base position and which should be reflected in land value expectations and site delivery.  It is, however, indicated in the reasoned justification (paragraph 4.53) that in cases where abnormal costs or particular localised circumstances indicate that the viability of a site is jeopardised, an appropriate provision will be negotiated based on open discussion with developers.  This approach has already been used to effect in cases within this District and is indicated further in the draft Planning Obligations SPD.  This degree of flexibility is in accordance with the approach advocated by the Government in current and evolving planning guidance, particularly with regard to the aim of balancing the need for affordable housing against the viability of sites in the area.

3.19
The intended approach to affordable housing provision is capable of being monitored, both in terms of the amount of affordable housing achieved and whether any schemes are not in practice forthcoming after pre-application discussions because of the expected affordable housing provisions.  It may well be the case that there may be some issues whilst developers/landowners get accustomed to the new policy provisions and expectations are re-modified.  However, it is apparent that the sooner the new policy provisions are confirmed, the more likely it is that affordable housing will be delivered which addresses appropriately the objectives of creating mixed and sustainable communities and ensuring that a whole choice of housing types is available to meet the needs of all members of the community.  It is therefore considered that Policy CP12 is sound against the relevant tests by having clear mechanisms for implementation, (supported by the SPD) and monitoring (Soundness Test 8) and by being flexible enough to enable it to deal with a variety of circumstances (Soundness Test 9).
Appendix 1 

Core Strategy Built-Up Area Boundary settlements with a population of less than 3000 residents

	Settlement 
	Settlement Category

	Amberley
	Category 2

	Ashington
	Category 2

	Barns Green
	Category 2

	Bramber & Upper Beeding
	Category 1

	Broadbridge Heath
	Category 2

	Bucks Green
	Category 2

	Christ’s Hospital
	Category 2

	Codmore Hill
	Category 2

	Coldwaltham
	Category 2

	Cowfold
	Category 2

	Faygate
	Category 2

	Lower Beeding
	Category 2

	Mannings Heath
	Category 2

	Partridge Green
	Category 2

	Rudgwick
	Category 2

	Rusper
	Category 2

	Slinfold
	Category 2

	Small Dole
	Category 2

	Thakeham
	Category 2

	The Street and High Bar Lane (Thakeham)
	Category 2

	Warnham
	Category 2

	Washington
	Category 2

	West Chiltington Common
	Category 2

	West Chiltington Village
	Category 2
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