Draft Interim Housing SPG – comments by Robin Brown, Hayes Community Development Forum
Use of targets in Local Plans: para 1.1.3: Table 1.1 repeats London Plan Table 3.1, but omits to take the opportunity to set targets for Mayoral Development Corporations, both of which are Local Plan making authorities. This would bring clarity and a degree of certainty to the appropriate benchmarking that the London Plan and draft SPG seek for the development of local housing policies and targets throughout London..  
Reconciling Local and Strategic Housing Need: para 1.1.6: The second bullet point says that “all potential additional capacity is identified, irrespective of whether local need assessments indicate borough’s minimum target is sufficient to meet or even exceed ‘local’ housing need”. This goes beyond London Plan Policy, particularly Policy 3.3 Housing Supply and unacceptably constrains the scope and ability of boroughs, and in turn, that of Neighbourhood Forums, to determine the vision, objectives and policy appropriate for their areas whilst still being in general conformity with the London Plan.
Monitoring Targets: para 1.1.33: Whilst there is a specific reference that it is net supply from conversions that should be counted, after discounting ‘de-conversions’, there is no equivalent for new build. Housing supply should be net after taking into account units lost through demolition etc. This would make a start on recognising the true scale and range of costs associated with programmes of demolition and rebuilds which are pursued instead of refurbishment schemes which retain settled communities and  valued housing stock.
Starter Homes: para 1.2.60: The draft SPG’s response to the Ministerial Statement on a new national exception site planning policy to enable ‘starter homes’ to be built on under-used or unviable commercial or industrial sites not currently identified for housing on both public and private land is unclear, insubstantial and inadequate. The draft SPG’s statement that only sites not already identified in SHLAA or have planning permissions or housing allocations will not defend much needed employment land. The development pressures leading to the loss of London’s industrial and commercial land are manifest, are not satisfied by the planned releases through the Land for Industry & Transport SPG and will in the medium term undermine the efficient functioning of London. This section needs to pay particular and full attention to dealing with the implications of the Ministerial Statement and the Additional Guidance.
Density and Dwelling Type: para 1.3.18: that part which consents to the possibility of separate provision of entrance and circulation spaces for different tenures is wholly unacceptable and runs contrary to the intent, purpose and wording of London Plan’s para 3.76, and contradicts the opening part of the draft SPG’s para 1.3.18  to maximise tenure integration etc..
Public Transport Accessibility (PTAL): para 1.3.23: the availability of indicative future PTAL maps 2020-2036 is not generally known, but should be made more widely distributed as a piece of  key information for local and neighbourhood plan making and decision taking. It would be helpful if the SPG explained where and how they are available. On this point, it should always be remembered that when the GLA brings forward SPGs, BPGs etc. that the audience of plan makers and  development orders now includes communities whose needs should be addressed and would benefit from better ’signposting’. The linking of development to future transport improvements through planning obligations is part of proper planning and the achievement of sustainable development, but it should be recognised that this can be at the expense of the provision of affordable housing. An appropriate caution on the need for a balanced and considered approach to the assignment of planning obligations needs to be expressed.
Viability and Density: para 1.3.27: the assertion that habitable rooms per hectare (rather than units) is more relevant when considering viability issues (including the provision of affordable housing) should be explained, particularly since the large dwellings issue has been dealt with in para 1.3.20. para 1.3.28: The statement about financial appraisals and  appropriate confidentiality can be construed as being contrary to NPPG on Viability wherein part of the underlying principles for understanding viability says “transparency of evidence is encouraged whenever possible”. The source quoted in the draft SPG as the Outer London Commission’s study predates the NPPG. The emphasis should now be on disclosure rather than ‘sharing’.
Large Sites: para 1.3.35: It would be worthwhile to remind users that the relevant Policy 3.7 Large Residential Developments requires the planning of these areas should take place with the engagement of local communities and stakeholders.  The referencing within para 1.3.35  of two hectare sites rather than sites of five hectare  or capable of accommodating more than 500 dwellings as stated in Policy 3.7 has not been justified. (N.B. para 1.3.30 also refers to large sites with wording that echoes London Plan para 3.42 which is the supporting text for Policy 3.7). The jump from five hectares in Policy to two in the draft SPG is not acceptable for guidance that is meant to elaborate Policy and the resultant confusion does not help applicants make successful applications or aid infrastructure delivery (vide NPPF para 153).
 The reference to the Character and Context SPG in para 1.3.54 is welcomed, but could have also appeared to good effect and purpose within the Setting/Character and Large Sites sections. As the Mayor says in the Character and Context SPG’s introduction; it explains “the fundamental importance of getting an understanding of a place before taking decisions on its development – how it has come to be the way it is; the things about it that people who live, work, visit or just travel through value or want to see changed; the economic, social and other forces driving change”. And, with its non-technical supplement, it is authored to assist communities and Neighbourhood Forums. It is a general point that SPGs, BPGs etc. should cohere and considered cross-referencing would assist this as well as close attention to textual consistency between Policy and elaboration.   
Standards for Privacy, Daylight and Sunlight: para 1.3.42: This section only refers to the application of BRE guidelines to assessing potential impacts on surrounding properties and not to the levels for new development. Standards within developments can be compromised and in any case can compare unfavourably with planning standards sought through the DoE Sunlight and Daylight Indicators of 1971 resulting in poor levels of internal and outdoor amenity. It has been found that BRE guidelines have been applied with variable accuracy and diligence, and that the outputs are not carefully tested.                                                                                                                                                Recent research, for example, as illustrated at http://www.rics.org/Global/Building_Control_Journal_June_July_2015.pdf#page=12   , has revealed that adverse impacts are not confined to privacy, shadowing and lighting issues but also have potential adverse impacts on the energy requirements and performance of surrounding property.

Undeveloped Areas/Areas with Indeterminate Character: para 1.3.43: The contention that large parts of London have…  “no definite character” is often disputed by local communities and stakeholders. They can hold a diametrically opposite view that their particular areas have definite and deep characters that are multi- dimensional and multifarious which are not captured by narrowly bounded architectural or townscape assessments.
Car Parking: Design Standard 3.3.1: before para 2.3.12: This refers on to Annex 3 (which misquotes Policy 6.13). Within 3.3.1 there is a misquote of Table 6.2 of the London Plan 2015 as published. The London Plan says in the Notes to Table 6.2 “All developments in areas of good public transport accessibility should aim for significantly less than 1 space per unit”, whereas the draft SPG says “no more than one space per dwelling”. Whilst on this matter, it is a matter of regret that the proposed alteration in the draft FALP January 2014 which added “…and towards zero/car-free in the areas of highest accessibility” was never incorporated into London Plan as published March 2015.
Daylight and Sunlight: Design Standard 5.5.2: para 2.3.51 Standard 5.5.2 would not ensure a satisfactory level of amenity as it is undemanding in application and lacks specificity as to the duration. Para 2.3.12 would seem to imply that the BRE guidelines can be waived, further compromising the achievement of satisfactory levels of amenity.
Vacant Building Credit: paras 4.4.11 & 12: Clearly given the recent legal judgement (R(oao West Berkshire District Council and Reading Borough Council v. Secretary of State for Communities and Local Government)[2013] EWHC 2222 (Admin)) on 31 July 2015, this section is no longer appropriate.
[bookmark: _GoBack]Annex 3  Car Parking Provision Guidance: Para A3 on Policy 6.13C quotes London Plan 2011/REMA 2013 version and not the current London Plan 2015 (FALP). To misquote current Policy is a serious error for guidance and undermines the credibility of the document. Para A5 refers to the London Plan Table 6.2 as having a footnote that this “SPG will include a table setting out a matrix of residential parking standards that reflect PTAL levels”. The published London Plan 2015 does not have this footnote. Para A5 goes on to say “that 2 complementary illustrations… set out below”. It does not do this. But this is probably because para A5 is referring to the “illustrations” that appear on p269 of the London Plan 2015. If so, then furthermore the London Plan does not state that these matrices are only indicative, but that they are “standards”.  Given these apparent errors in conveying what exactly appears in the current London Plan, this Annex should be rewritten in order that sense can be made of it.                                                                                                                           
