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Respondent No. 7410
Question 8Bii.1; Is the proposed housing provision figure for the sub-region at the most appropriate level, taking account of social, environmental, economic and other factors (policy SH12)?  
1. Winchester City Council would support the overall level of housing proposed for the PUSH area, providing it is phased to ensure that the necessary infrastructure is put in place.
2. The housing provision proposed in the sub-region for the Winchester District of 6,739 dwellings during the Plan period is the limit of what the District can accommodate without further major incursions onto greenfield sites. The City Council would therefore support the case for retaining the figures for housing provision set out in SH12. It would also reiterate its support for the position adopted by PUSH in respect of the housing provision as set out in the PUSH Background Document ‘Rationale for the housing distribution’, previously submitted to the Panel.

3. The City Council is particularly concerned that adequate provision is made to meet the expected rise in traffic growth consequent to the increased rates of development proposed in the South East Plan (SEP).
4. Within the Winchester District there are rivers of international importance for their bio-diversity (the Itchen and Meon), together with various streams and water courses that support these rivers. It is therefore essential that adequate provision is made to maintain both water levels and water quality. The housing growth therefore must be directly related to the provision of measures to ensure an adequate supply of water without harming these important water courses. 

Question Bii.2; Is the level of affordable housing justified and capable of being implemented (policy SH13)?
5. The recently completed Housing Market Assessments for PUSH & West of Waterlooville (WoW) areas would justify affordable housing to be provided well above the suggested target of 35-40 %. The level of need and the affordability gap identified in the West of Waterlooville HMA published in August 2006 suggests that, in this sector of the sub-region, even if 100% of new housing was affordable it would still not meet identified needs (paragraph 5.04 of the WoW HMA; Conclusions and Recommendations appended to this evidence as Background Paper 2). The target percentage should therefore be set at the highest possible level without affecting viability.
6. The house prices and affordability ratios provide further evidence to support the case for the higher level of affordable housing (WoW HMA paragraph 5.04). 

7. The City Council supports the concept that the South Hampshire Authorities should develop policy framework to ensure a consistent approach to providing affordable housing across the sub-region. In this connection it will be important to ensure that realistic site size thresholds are set to maximise the number of sites that provide affordable housing.  In its evidence to the local plan inquiry the Council produced evidence demonstrating that lowering the site size threshold was more effective in achieving affordable provision than raising the percentages of affordable housing required. (Background Paper 1: Winchester Local Plan Inquiry Topic Paper 4 appended to this submission))
8. In terms of ability to implement the policy - the only real limiting factor is site economics, hence the need to set a target of 40% rather than 100% affordable housing. It is important that a clear simple target is set to add certainty and where site economics are a problem these are dealt with on an exceptional basis. It is worth bearing in mind that the percentage is only one of the issues that impact on the viability of a development, other issues such as tenure mix and property size are equally important. 
9. The right kind of affordable housing needs to be provided in terms of size and tenure, but the quality is equally important. There is a need for dwelling sizes in the affordable sector to reflect those provided in the market sector (unless the HMA shows otherwise). Providing larger affordable homes to meet more than basic shelter needs and to allow for families to grow/change & remain in situ are critical issues for building sustainable communities, and the provision of flexible accommodation such as lifetime homes will help future proof buildings so that demographic trends can be accommodated.

Question Bii.3; Are the proposals for the SDAs justified and appropriate (policy SH2)?
10. The basic principle of SDAs is sound, and they can be justified in terms of meeting the socio-economic strategy for South Hampshire. The scale of the proposed SDAs is appropriate to ensure that they can provide the necessary social and community infrastructure on site to meet their own needs and make up any shortfall in facilities locally.
11. The alternative would be to disperse the housing throughout the sub-region, which would result in sites being required for an additional 16,000 homes, which would be likely to be met on greenfield sites. The consequence of this could be to create difficulties in meeting the both the social and physical infrastructure requirements for the housing in the most sustainable way, and to link the provision of housing to the provision of additional employment land. As a consequence the City Council believes that SDAs are the most sustainable means of meeting the sub region’s housing and economic needs. 
How will they contribute to meeting the need for socio-economic regeneration of parts of the sub-region, particularly its urban centres?
12. In order to maintain their position as major drivers of the sub-region’s economy, and to enhance their economic performance, the cites will have to encourage both the regeneration and the sustainable growth of their areas. However there is unlikely to be adequate land to enable the growth of the citys’ economies, which goes beyond just allocating land for employment uses, and requires land for the appropriate level of housing and community infrastructure to support the employment growth.
13. The SDAs will assist the regeneration of the cities by providing land for both employment uses and for housing to support the expected growth in economic performance. However the success of this strategy is predicated on ensuring effective and efficient links to the cities by public transport. Without this the SDAs are unlikely to contribute significantly to the economic performance of the cities.
In the absence of detailed assessment, is the specificity about the SDA locations appropriate?
14. While a detailed assessment has not been undertaken to determine the proposed location of the SDAs sufficient work has been undertaken by the affected authorities to establish whether the concept of the SDAs in the locations proposed is sound (this evidence has been provided by PUSH as part of their submission). 
15. However it is important, given that a number of local planning authorities will be involved in preparing detailed proposals for each SDA, that there is sufficient clarity over their exact location. Experience of planning for the reserve MDA at Winchester City north, where a preferred location for the development was not identified in the adopted Structure Plan, demonstrates that several years can be taken up with testing the different options for site selection. This would also raise expectations and hope value on competing sites, all of which would seriously delay the actual planning for the SDA, and commencement of development.

16. Furthermore, in respect of the SDA north of Hedge End, the landscape value of the land to the north and east of the SDA as currently proposed is demonstrably higher than that to the south and west, and clarity is required on the extent to which it would be proper to encroach on this land for built development. Failure to do so at this stage could result in significant delays while the local authorities determine the boundaries of the proposed SDA.
17. At the present time the SDA housing is not allocated to a specific District. Requiring each District to provide a predetermined number of dwellings at this stage could create major problems. Again experience with the MDA at West of Waterlooville has demonstrated that until a masterplan has been produced it is impossible to be certain as to where the optimal locations will be for the housing and other land-uses and, in consequence, which District it falls in. Furthermore, West of Waterlooville has demonstrated that even with the completion of a comprehensive masterplan it is not possible to be certain as to the precise numbers of houses that will be constructed in the Winchester and Havant Districts. The precise numbers of houses in each District will only be determined through the completion of detailed layouts in respect of each phase of the development. Furthermore, it could well be that with the landscape constraints in the Winchester District that the land within its boundaries is considered more suitable for lower density/lower impact uses. 

18. Therefore, the City Council would urge the Panel to endorse the SEP’s approach of setting out a requirement for each SDA, and not to attempt to apportion this between Districts (in the case of the Hedge End SDA).  Because of the uncertainties and constraints mentioned above, it is unlikely that the part of the Hedge End SDA falling within Winchester District will contain very many of the required housing numbers.

Is the approach to phasing set out in paragraph 2.6 realistic and achievable?
19. The anticipated start date for the SDAs is 2016. It will therefore be a challenge to complete 10,000 houses at the Fareham SDA and 6,000 at the Hedge End SDA by 2026. However with regards to the latter an average build rate of 360 market houses and 240 affordable over a 10 year period is achievable, so that the SDA should be substantially completed within the SEP period, providing the development comes forward within the anticipated timescale and there is no undue delay in the start.
20. The affordable housing would not be reliant to the same extent on market conditions, and given the identified level of need (see above), it could come forward at a faster rate, which reflects the provision of the necessary infrastructure, particularly if Housing Corporation funding is obtained.  Furthermore the scale of the SDAs would mean that several house builders could be on site at the same time, which is a proven way of increasing completions.
Question Bii.4; In all other respects, is the proposed apportionment of the overall provision figures to the Districts at the most appropriate level, taking account of the balance between brownfield/greenfield, and other socio-economic and environmental factors?
21. The sector of the PUSH area within the Winchester District is largely rural in character, with few large settlements capable of accommodating significant or sustainable housing growth. The exception to this is at Whiteley, where additional growth is envisaged, and West of Waterlooville.

22.  Any significant rise in the housing provision for this part of the Winchester District would result in further greenfield encroachment around the edge of small settlements which are not particularly sustainable locations for development or well linked to the urban areas within PUSH.  This would also place pressure on the adjoining proposed South Downs National Park. It would also take the growth further away from the cites, and contribute very little to their regeneration or economic prosperity.
Background Paper 1

Topic Paper 4 – Affordable Housing and Housing Mix

1
Introduction

1.1

This is one of 7 ‘Topic Papers’ which the Council has produced to provide background information on key topics for participants at the Local Plan Inquiry.  It deals with the Local Plan’s strategy and policies for the provision of affordable housing and housing mix.  There are separate Topic Papers (numbers 2 and 3) dealing with the housing strategy, housing requirements and supply.   

1.2 The Topic Papers do not aim to address specific objections, as these will be dealt with in the Council’s ‘Response Notes’ (proofs of evidence).   The Topic Papers do, however, deal generally with some of the key areas of objection to the Local Plan and are aimed at providing background information to help participants at the Inquiry.  

1.3 As the Council anticipates that affordable housing and housing mix issues will be dealt with by way of a "roundtable" hearing, this Topic Paper deals with these issues in some detail.  The Council will provide additional evidence on affordable housing and housing mix as necessary, in response to the agenda set for the roundtable hearing.

1.4
The Topic Papers deal with the development of the relevant part of the Local Plan and why the Council has adopted the strategy/policy that it has in relation to that topic, having regard to Government advice, regional and strategic planning policies, and local circumstances.  They cover the evolution of the relevant strategy/policy, including the reasoning for any changes made at the Revised Deposit Local Plan stage, or for proposing Pre-Inquiry Changes
Justification for proportions and thresholds in the Deposit Local Plan Review

5.26 A Report to the Local Plan Members Panel (PTP 110) on 2 April 2001 considered the results of further investigations into the potential for increasing the proportion of affordable housing sought on housing developments.  This included advice provided by the City Council’s Valuer on the potential effect of an increased proportion of affordable housing on viability and the rate at which sites come forward for development, discussions with other local authorities on success at achieving higher proportions, and the views of David Couttie Associates, the Council’s Housing Need Survey consultants. 

5.27 As a result of these investigations, it was concluded that any increased proportion should be introduced with caution, but that a small increase should be considered.  This would enable a larger proportion of shared equity provision, as recommended by the Housing Needs Survey, and also assist provision for key workers, as this would also need to form part of the negotiated proportion of affordable housing.  This approach would also be consistent with the approach being considered in other Hampshire authorities eg New Forest and East Hampshire Districts.

5.28 The Local Plan Review’s Deposit Plan therefore indicates that a 35% proportion of affordable homes would be sought in the larger settlements, where it is anticipated that most affordable housing would be provided. 

5.29 It was, however, recognised that different circumstances existed in the smaller settlements, where there was a need to provide more affordable homes as an integral part of development within villages.  It was concluded from the assessment that a 50% proportion would be necessary to achieve a significant increase in affordable homes in these settlements.  This is because very few developments of more than 2 dwellings take place within the rural settlements.  The Council's partner Housing Associations are satisfied that affordable housing can be provided on very small sites, including the development of single dwellings.  The Deposit Plan therefore indicated that a 50% proportion of affordable housing should be provided in these settlements. 

5.30 It was, however, agreed that these proportions would be subject to further work as the Local Plan progressed through its procedures, to assess the likely impact on viability of sites and the rate that housing sites would come forward. 

5.31 In relation to site size thresholds, it has already been noted that, within the larger settlements, the Council was already applying the lowest possible thresholds currently allowed by Government advice.  The Council believed that it was justified in seeking to apply lower thresholds in the Local Plan, as they would be necessary to make any significant impression on the outstanding housing needs identified in the 1999 Housing Needs Survey.   

5.32 The assessment of the effect of lowering thresholds, to 5 in the larger settlements, and 2 in the smaller settlements, demonstrated that these thresholds would need to be applied in the Deposit Plan.  These would need to be applied with the increased proportions proposed above, if the Council was to make any significant reduction in the level of housing need.   The assessment demonstrated that there was a potential to increase substantially the number of affordable dwellings achieved by using this approach.

5.33 The Council believes that these thresholds are justified, and they take account of the different circumstances applying in both the larger and smaller settlements.  Initial studies were carried out on the likely impact on viability and the rate at which housing developments are likely to come forward, but it was recognised that more detailed work would be necessary on these aspects. The Council considers that the thresholds selected would achieve the largest possible increase in affordable housing, with the least possible increase in the amount of additional negotiations required.

5.34 The amount of affordable housing achievable would still, however, be short of the minimum target identified in the 1999 Housing Needs Survey, of 900 affordable dwellings to be provided during the Plan period.  Provision achieved through the application of Proposal H.5 would therefore need to be supplemented by other sources of affordable housing supply, if the minimum target for provision was to be met and preferably exceeded.  This would include maximising the supply of affordable housing on Council-owned sites, and encouraging more provision through exception sites (discussed in Section 6 of this Topic Paper).   Additional provision would also be made within the West of Waterlooville MDA, although the extent to which it would meet the District's needs was not known at this time.  

Background paper 2.

West of Waterlooville – Housing Market Assessment

Final Report; 11 August, 2006

5 CONCLUSIONS AND RECOMMENDATIONS

Conclusions from the Evidence Base

5.01 West of Waterlooville is a strategic site and, once developed, will become

integrated into a wider South Hampshire housing and labour market. Given the

location of the site on the edge of south east Winchester and adjacent to

Waterlooville in Havant, the site will primarily serve the ‘Eastern Pole’ of the

South Hampshire sub-regional housing market. In particular, the districts of

Havant, Portsmouth, East Hampshire and the south east of Winchester.

5.02 Demand for housing in the Eastern Pole of South Hampshire is growing and is

reflected in price rises, particularly since 2002, which has resulted in declining

affordability. Household growth, particularly amongst single person households

is expected to fuel further demand in the future. The number of households in

need of affordable housing can be expected to increase in line with overall

household growth.

5.03 Even if the sub-region is successful in delivering high levels of economic growth,

experience suggests that this will continue to create low-income jobs as well as

high-income jobs and it would also be wise to expect some widening in

inequality. Housing need is not likely to disappear in the future, even with the

level of economic success aspired to in South Hampshire.

5.04 There is clear evidence, therefore, of substantial housing need. DTZ would argue

that which ever source is used, there is no doubt that the level of housing need far

exceeds what could practicably be delivered in the way of new affordable homes.

This can be readily evidenced:

Housing registers of the local authorities in the Eastern Pole and Winchester

currently include around 13,000 households (around 10,500 if only the four

commissioning authorities are considered). It is also possible to focus on

very localised housing need by looking at the numbers of households on the

housing register in the wards in or adjacent to Waterlooville. The housing

registers of Havant and Winchester include around 2,400 households in need

of affordable housing that live in the wards of Waterlooville in Havant and

the ward of Denmead in Winchester. There are an additional 2,000

households on Portsmouth City Council’s Housing Register who are

requesting accommodation in the Waterlooville area1.

Housing needs surveys undertaken by these authorities all conclude that the

level of housing need outweighs what is planned to be delivered i.e. even if

affordable housing quotas were 100% this would not meet need identified.

Whilst homelessness has declined in Havant and Winchester between 2000-

2005 as a result of preventative action by the authorities, in Portsmouth it has

increased and although in 2005 there was improvement the level of

homelessness in the City remains substantial at around 600 households.

Homelessness remains high and in Portsmouth, Havant, East Hampshire and

Winchester combined the total number of households accepted as homeless

1 New applicants to Portsmouth City Council’s Housing Register (i.e. households who do not already

have a local authority of RSL tenancy) select areas of preference in which they would like to be

housed. The choice is limited to the areas in which the City Council has social housing stock – which

includes three areas within Havant Borough – Leigh Park, Crookhorn and Wecock. The latter two

areas are close to the MDA and can therefore be used as a proxy for the demand for affordable housing

there. 

· Homelessness is the extreme manifestation of 

housing need and is caused by a complex set of factors, including relationship

breakdown. Homelessness is not solved just by the provision of

accommodation. Nevertheless, the level of homelessness alone in the

districts adjacent to West Waterlooville justifies high levels of affordable

housing provision. This is supported by evidence of the number of

households in temporary accommodation.

In Portsmouth, Havant and East Hampshire, the numbers of households in

temporary accommodation has risen between 2000-2005. Only in

Winchester has the number of households in temporary accommodation

remained relatively constant, at around 50 households a year.

House prices and affordability ratios provide further evidence to support the

case for increased provision of affordable housing in the Eastern Pole and in

the districts adjacent to West Waterlooville. In 2005, the ratio between

lowest quartile house prices and lowest quartile earnings ranged between 10

(in Portsmouth) and 14 (in Winchester). Increased numbers of households

have been priced out of the housing market over recent years and this is

shown by the significant numbers of households registered for intermediate

housing with Swaythling Housing Society.

Interrogation of Swaythling Housing Society’s intermediate housing register

provides evidence of over 100 households who would currently like to

purchase a house in the intermediate market within the Waterlooville area.

This demand is in relation to the current Waterlooville settlement and is

likely to be higher once West of Waterlooville properties come on stream.

4.01 West Waterlooville represents a significant proportion of planned housing

provision in the four commissioning authorities and so it is important than the

level of affordable housing provided as part of this development is maximised.

Policy Recommendations

5.05 The three main policy questions that need to be addressed are as follows:

The appropriate mix of housing overall at West Waterlooville.

The proportion of affordable housing to be provided as part of the new

development at West Waterlooville.

The size and tenure mix of the affordable housing to be provided at

West Waterlooville.

5.06 The rest of this section sets out a headline recommendation followed by

explanation and discussion.

Recommendation 1: Overall mix of housing at West Waterlooville

Based on the evidence presented in Section 3, DTZ would recommend that the

local authorities aim to achieve a relatively broad mix of properties at West

Waterlooville in order to meet the future housing requirements of households in

the area and to encourage the development of mixed communities.

DTZ would suggest that, overall, this might imply developing a minimum of 50%

3, 4 and 5+ bed properties with the remainder 1 or 2 bed properties. This

assessment is based on the anticipated growth in households and the sizes of

properties that these households occupy currently.

DTZ also recommend that the authorities seek other ways to encourage the

development of mixed and sustainable communities at West Waterlooville. A mix

of dwelling types or even different types of households will not guarantee the

creation of a mixed community – co-location will not, on its own, deliver

integration and the community benefits associated with this. The planning

policies of the Havant and Winchester have a role to play here in influencing the

layout and design of the development at West Waterlooville to ensure that

opportunities for the new community to interact and integrate are maximised.

Discussion of Recommendation 1

4.02 Whilst this broad balance of dwelling sizes could provide an indicative guide for

the development, the authorities should also consider that the stock in Havant is

relatively small in size compared to other districts in the east of South Hampshire.

There is therefore some justification for providing more larger properties at West

Waterlooville to provide greater choice and to appeal to a wider range of

households. However, Waterlooville itself is typically suburban in character so

there is also an argument for encouraging greater diversity in the type and size of

dwellings developed in West Waterlooville.

5.07 In determining the appropriate mix of dwellings at West Waterlooville it is

important to bear in mind the role of new build in the housing market. It is

considerably more expensive than a comparable property in the existing stock.

Therefore, it does not make sense to provide significant numbers of small

properties with the intention that they will be bought up by first time buyers

(unless there is some form of subsidy). DTZ would expect that those buying

homes at West Waterlooville be largely made up of those trading up in the

housing market.

5.08 However it is also important to consider that the community at West

Waterlooville will evolve over time. There is an argument therefore for

providing a degree of choice of dwelling types and sizes at West Waterlooville so

that residents are able to trade up (or down) in the local area without needing to

move very far. This would also support the development of a stable and

sustainable community2.

5.09 Whilst this mix of dwelling sizes could provide the authorities with a broad

indication of a suitable mix for West Waterlooville, the actual mix should also be

influenced by the market. It is accepted throughout the majority of the economy

that markets provide a highly effective way of matching demand and supply, and

that the relative profitability of different products provide a powerful signal to

enable the allocation of those resources to where they produce the greatest

benefits to society.

5.10 The market for new housing is a highly regulated market, because the private

market cannot fully take into account all the societal costs and benefits arising

from a certain pattern of land use. But market signals can still play a very

important role in indicating what type and size of dwelling is most in demand.

5.11 DTZ would therefore argue that the authorities given considerable weight to

evidence presented by house builders and developers on current market

requirements in terms of the size and type of dwellings, within a framework of

what is deemed suitable in terms of achieving a broad balance of dwellings at

West Waterlooville. This is consistent with draft PPS3.

5.12 This may mean that at different stages in the housing market cycle as

development is built out at West Waterlooville, different forms of development

may be brought forward in different quantities. This is evidenced in Section 3.

Arguably the high proportion of flats produced over the last few years, reflects

the particular characteristics of a rising market, where new entrants have been

keen to get a foothold in the market, and where there has been a shortage of

suitable housing product. Given the volume of this product developed in recent

years it is quite realistic to anticipate a relative shift back to building of houses in

the next 5 years, or the development of a different type of flatted product.

5.13 Section 3 discussed the implications for planning of the growth in older persons

households which the authorities around West Waterlooville may wish to

consider. Older households need options within mainstream housing to take

account of a variety of ages and circumstances. Those that those that do move

house will do so early or late in old age with implications for the type of dwelling

or services they will demand. The design of dwellings and neighbourhoods will

be important, particularly with regard to access, mobility, services and activities

on offer. Some older households (particularly BME elders) may wish to move

closer to or remain near family and so it is important that there is a wide choice of

housing available.

5.14 Evidence from the Survey of English Housing (2003/4) suggests that around 4%

of all household in England need specially adapted accommodation. The

majority of these are older people (although around one third are working age).

The authorities may like to consider encouraging the adoption of LifeTime

Homes Standards in a proportion of new market housing as well as considering a

programme of adaptations to the existing stock (market and social rented).

2 English Partnerships, Joseph Rowntree Foundation & Housing Corporation (2006) In the Mix – A

review of mixed income, mixed tenure and mixed communities

Recommendation 2: Affordable housing quota for West Waterlooville

DTZ recommend that the authorities of Winchester and Havant seek to maximise

affordable housing provision at West Waterlooville. On the basis of housing

need, a quota of 40% can be justified. However, the authorities will need to

consider other factors that affect the economic of development (particularly the

availability of grant, other contributions sought through S106), which may signal

the need for flexibility. DTZ recommend that the authorities seek to maximise the

number of socially rented dwellings provided at West Waterlooville but ensure

that this does not exceed 25% of the total dwellings on site. The remaining 15%

of the development that is affordable should take the form of intermediate

dwellings. Though there should be some flexibility around this, for example ,if

grant is unavailable then the authorities might seek to change the type of

affordable housing provided within the 40% quota

DTZ would also suggest that the four authorities consider developing a simple

model for testing the cost of different combinations of contributions (affordable

housing and other S106 demands). They could then use this to produce a range of

preferred outcomes (ranked in order of preference to the authorities), which can

then be used to negotiate a solution with the developer.

Discussion of Recommendation 2

5.15 Winchester Local Plan (Revised Deposit) proposes that 40% of housing at the

West Waterlooville MDA should be provided as affordable (Section 4 sets out

how the authorities arrived at this quota). The key question is whether a 40%

affordable housing quota be justified?

5.16 The simple answer is yes it can be justified in terms of the level of housing need.

The South Hampshire HMA and Section 3 in this report identify significant levels

of housing need within the Eastern Pole of South Hampshire. There is

considerable need within the four authorities adjacent to West Waterlooville,

which far exceeds what is planned to be delivered overall. Even if this study

were to consider housing need in Havant alone (Havant being the closest

Borough to the site) this level of affordable housing could be justified on the

basis of housing need in Havant. There are over 2,000 households on the housing

register and around 200 households accepted as homeless in 2005. In 2005, there

were around 170 re-lets within the social rented sector within Havant so this need

cannot be expected to be met by re-housing households within the existing stock.

5.17 While it is difficult to accurately quantify the current and future requirement for

affordable housing, and this will constantly change depending on what happens to

house prices and rents, it is clear that the authorities surrounding the West

Waterlooville site need as much affordable housing as can realistically be

secured, without damaging the overall output of new homes. With the current

levels of funding and at current levels of housing market development, it is

unlikely that there will be sufficient provision of affordable housing to both clear

the current housing need backlog and meet newly arising need.

5.18 The evidence examined in this report suggests that there is an overwhelming need

for socially rented accommodation, based on the number of households on the

Portsmouth and Havant housing registers and low incomes (compared to other

districts in South Hampshire) which put intermediate housing options out of

reach for many.

5.19 Economic growth is also unlikely to reduce the need for affordable housing.

Analysis in the South Hampshire HMA has shown that the demand for affordable

housing may actually rise as a consequence of economic growth, due to the way

in which increases in household income are distributed through the economy.

These increases in household income can push house prices up, while leaving

those in lower income groups no better off, creating a still greater requirement for

affordable housing.

5.20 However, housing need is not the only factor to consider in setting the quota for

affordable housing at West Waterlooville. Indeed, it may not be the driving

factor in determining the proportion of affordable housing on site. The

discussion of quotas here is theoretical because DTZ have not undertaken an

analysis of the development economics for West Waterlooville. In the South

Hampshire HMA, DTZ advised that a quota of 30% for South Hampshire be

adopted, which might be increased incrementally depending on the characteristics

of the site. In this draft report we set out a number of principles and a range of

options which would give the local authorities flexibility to determine a policy

approach depending on the context (or in response to future changes in the

market).

5.21 The affordable housing quota should be determined by answering the following

questions:

What level of affordable housing contribution can the economics of

development accommodate?

What other demands are being made for contributions from

development (that would reduce the ‘pot’ available to affordable

housing)? In this case, the authorities have agreed that affordable

housing is the priority.

What are the authorities priorities in terms of their different policy

objectives (if affordable housing is they key priority then other

contributions may need to be reduced or removed)?

5.22 The proportion of social rented housing to be provided within the affordable

housing component is a function, in part, of the economics of development (and

dependent on the overall quota) as well as the nature of housing need itself. If it

were possible to negotiate that 40% of all new dwellings on a site should be

affordable housing it might not be desirable that these should all be traditional

social rented properties.

5.23 In recent years there has been growing recognition of the undesirability of

creating large concentrations of social housing tenants, and the desirability of

creating mixed income communities at the neighbourhood level. On larger

developments or developments in areas which already have a high level of social

rented housing it may be deemed desirable in terms of building balanced

communities to encourage an element of shared ownership or other forms of

intermediate housing.

5.24 DTZ would recommend that not more than 25% of houses at West Waterlooville

are provided for social rent3. Assuming that West Waterlooville delivers 2,000

dwellings this would imply not more than 500 socially rented dwellings.

5.25 If we keep in mind that the objective is to maximise the provision of affordable

housing on the site whilst not exceeding 25% socially renting on the site overall,

there are a number of options for the affordable housing quota and tenure mix

that could achieve this. It is worth noting that more socially rented units would

be secured at a quota of 35% if the split between social rent and intermediate was

70:30 than at a quota of 40% where the split was 60:40.

5.26 There is a clear case for the provision of intermediate housing at West

Waterlooville. Home ownership is the tenure of choice of virtually all

households in England regardless of tenure. Government policy has reflected this

in the past through encouragement of the Right to Buy, and the current

government has indicated its intention to develop new intermediate housing

products such as Home Buy to meet the aspiration for home ownership.

5.27 Part of the argument for this approach is that it ‘extends home ownership down

the income scale as part of an asset based welfare strategy’4. Provision of

intermediate housing can go some way to meeting identified needs. Not all those

in housing need want or need social rented housing. It therefore makes sense in

terms of an overall housing strategy to plan for a certain level of intermediate

housing provision.

5.28 There is also evidence to suggest that, where the objective is to achieve mixed

communities, the range of incomes (or ages etc) in a community is important.

Intermediate housing clearly has a role to play in bridging the gap between social

renting and owner occupation and the characteristics of households who occupy

different tenures.

5.29 Finally it is often the case that separate funding provision is made for

intermediate housing. Planning for a certain level of intermediate housing

provision is therefore sensible as part of a strategy to maximise the level of public

funding secured for affordable housing. It also provides flexibility in negotiation

with developers. In general developers are more willing to envisage provision of

intermediate housing as part of their development than social rented housing

since the impact on development value is less.

5.30 The proportion of intermediate dwellings provided at West Waterlooville will

also depend upon the design of the product. In order to ensure that it is taken up

by those who would want to live in West Waterlooville it will need to be

designed in relation to local incomes. Figure 3.13 in Section 3 shows that the

lowest quartile incomes in Havant (the households who are closest to West

Waterlooville) are lower than the other districts in the east of South Hampshire.

Swaythling’s Housing Register also collects income information from those

expressing a desire to take up intermediate housing options which could be used

to inform the design of intermediate housing products at West Waterlooville.

3 DTZ is not aware of academic evidence to support this view but judge that a higher proportion of

social renting on a large site such as West Waterlooville may risk creating concentrations of social

renting and would work against the creation of mixed communities.

4 4 English Partnerships, Joseph Rowntree Foundation & Housing Corporation (2006) In the Mix – A

review of mixed income, mixed tenure and mixed communities

Recommendation 3: The size of affordable dwellings at West Waterlooville

The majority of households on the housing register in Portsmouth, Havant, East

Hampshire and Winchester require 1 or 2 bed properties. However, provision of

affordable housing for those in need should be determined by the type and

size of households in priority need. In Portsmouth the priority is providing

accommodation for families in need. The waiting time for families to be

transferred to a larger property can be several years whereas 1 or 2 bed properties

can often be found for small households within 6 months. Whilst the numbers of

small households in need implies the need for small units it should also be borne

in mind that the need for larger properties (3, 4 and 5 beds) is often more acute.

There is a clear case for providing 2-3 bed plus properties to meet this need, which

would also free up smaller social rented properties for other households, as these

families are re-housed. Thus, by creating a chain in the social housing sector the

needs of two different households could be met.

The authorities should also consider whether the provision of accommodation

specifically for older people living in socially rented housing could help to free up

some of the larger social rented stock, providing this accommodation represents a

better alternative, bearing in mind the discussion in Section 4. So whilst the

evidence of housing need points to the need for accommodation for small

households (which are expected to grow in number) and families that have been

waiting a considerable time to be re-housed, part of the solution may lie in

providing targeted accommodation in new developments that has the effect of

freeing up accommodation in the existing social rented stock. This includes

family housing, accommodation for older people and also intermediate housing

for those with incomes that would allow them to begin stair casing out of social

rented housing.

Discussion of recommendation 3

5.31 In a similar way as house builders interpret market data and respond accordingly,

the four local authorities and RSLs need to work together to identify priority

needs in terms of affordable housing provision based on analysis of the size of

dwelling required by those in priority housing need. Proper consideration needs

to be given both to households’ current housing needs and their future

requirements, assuming they remain in the social housing sector.

5.32 Furthermore, it may not always be sensible to seek to provide smaller units even

if this reflects the current requirements, if it is anticipated that the number of

families requiring social housing will increase in future as those households

currently being housed have more children.

5.33 The overwhelming levels of housing need in Portsmouth and the priority given to

accommodating larger families may mean that the social rented dwellings at West

Waterlooville need to include a relatively high proportion of larger dwellings.

This is likely to impact upon the overall cost of providing social rented dwellings,

which may mean the need to adjust the balance between social rented and

intermediate housing on site.

5.34 The four authorities need to consider what their combined priorities are for

affordable housing at West Waterlooville both in terms of their allocation policies

for socially rented housing (which will influence the size of dwellings required)

as well as the extent to which they wish to expand intermediate housing provision

which is expressed as a priority for Havant and East Hampshire.

5.35 The demand for intermediate housing expressed on Swaythling’s housing register

is primarily for 2 and 3 bed dwellings. Most households on the housing register

are single or couple households. Swaythling Housing Society indicated to DTZ

that these households are predominantly in their early 30s and some are

considering starting a family so are thinking about their additional requirements

for space.

Recommendation 4: Monitoring

As the development at West Waterlooville is built out, the commissioning authorities should

consider monitoring the impact of their policies and the outcomes on the ground.

DTZ suggest the priorities for monitoring should be:

The build out rate on site which is one indication of changes in the market

The type and size of dwellings completed in the market and affordable sector

Sales prices of market housing for different types and sizes of dwellings

Characteristics of households who occupy market and affordable housing (through a

post occupancy survey – possibly undertaken in cooperation with the developers)

Households on the local housing register(s) – the type and size of households in

priority need

Pattern of social rented re-lets in the commissioning authorities

Discussion of Recommendation 4

5.36 DTZ has provided general advice on updating the HMA in the South Hampshire

HMA II. Annex A is a copy of this advice and provides sources for the data sets

used in this study and the South Hampshire HMA. However, updating the HMA

and monitoring are two different things.

5.37 Monitoring is concerned with the impact of plans and policies - are they working

in the ways intended? Do adjustments need to be made in order to secure desired

outcomes?

5.38 Recommendation 4, therefore, is DTZ’s view about the elements of development

at West Waterlooville that should be monitored in order to review the impact of

policies and respond where necessary.

5.39 Updating to the South Hampshire HMA and the evidence within this study would

provide comprehensive information about the housing market and updates could

be completed relatively quickly given all data sets are available publicly.

However, there are a limited number of key indicators which the commissioning

authorities may wish to pay close attention to in relation to West Waterlooville.

These would also allow the authorities to identify any problems with the delivery

or outcome of their policies and respond to them in subsequent applications if

necessary. A brief explanation of the value of each of these indicators is included

below:

The build out rate on site can provide an early indication of changes in the

market. Slower than expected completion of phases of the development

could signal an indication of a softening market (with implications for the

timing and nature of future phases). It could also signal limited competition

in the local market, which would allow the developer to ‘trickle out’

completions and, in a rising market, maximise price. In both cases the local

authority would want to investigate and, possibly, review its policies towards

development.

The type and size of dwellings completed in the market and affordable sector

should be monitored so that comparison can be made to development in

South Hampshire as a whole.

The sale prices of market housing for different types and sizes of dwellings

could provide very valuable information to the commissioning authorities.

For example, it could indicate that there is a significant premium attached to

having an additional bedroom or a house rather than flat. This could then

inform the development of subsequent phases (or developments on other sites

in the local area).

The characteristics of households who occupy market and affordable housing

(through a post occupancy survey – possibly undertaken in cooperation with

the developers) would provide useful information about the type of

community that is forming. It would help the authorities answers the

question – to what extent are our planning policies helping to deliver a mix of

different types of households (in terms of age, income, ethnicity, size, etc).

The type and size of households in priority need on the local housing

register(s)5 would help to inform the type and size of affordable dwellings

provided in subsequent phases of the development.

In addition, the pattern of social rented re-lets in the commissioning

authorities would also indicate relative waiting times for different types and

sizes of properties which could signal a shortage and inform provision in

future phases (or on other local sites).

5 Or Choice Based Letting System for West Waterlooville
