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THE AREA TO WHICH THE INTERIM PLANNING STATEMENT APPLIES

This statement applies within the development boundaries of those settlements in South Holland with a population of 3000 or fewer. Having regard to the District Council’s 2003 estimates of settlement population based on dwelling numbers, the statement therefore applies to all of the settlements defined in the South Holland District Local Plan except for the five towns of Spalding, Holbeach, Long Sutton, Crowland and Sutton Bridge and the largest main village, Pinchbeck.
BACKGROUND TO THE STATEMENT: THE NEED FOR ACTION
The adopted South Holland District Local Plan (1998) has no policies specifically relating to affordable housing.  However, the First Deposit Draft Local Plan (2001) contains policies (H8 and H9) which reflect the guidance given in PPG3 (2000) and Circular 6/98. Policy H8 required affordable housing to be provided where a proposed development was for 25 or more dwellings or on sites of 1 hectare or more (if in Spalding, Holbeach, Long Sutton, Sutton Bridge, Crowland or Pinchbeck) or where a proposed development was for 15 or more dwellings or on sites of 0.5 hectares or more (in other settlements). Policy H9 dealt with rural exceptions.
The Government has consulted on a draft revision to PPG3 during 2003, which it is proposed will replace Circular 6/98. It proposes a general reduction of thresholds to 15 dwellings or 0.5 hectares with the potential to adopt lower thresholds. In particular the Government emphasizes the potential contribution of sites below this threshold to meet needs in small rural settlements.

The Council published a Draft Affordable Housing Supplementary Planning Guidance (SPG) late in 2003. It proposes lowering of thresholds. Public consultation has been undertaken and the SPG, whilst revised after consultation, still contains the lower thresholds. The Draft SPG is informing the evolution of the Local Plan policy and the Council will have regard to it in considering applications for development. The SPG will, though, remain in draft until such time as the associated policies are adopted within the Local Plan.
However, the Government’s current guidance (Paragraph 10 of Circular 6/98) already provides that in settlements in rural areas with a population of 3000 or fewer, the local planning authority should adopt appropriate thresholds of dwelling numbers or site area, above which affordable housing will be required as part of the development. In particular the Circular provides for the consideration of thresholds lower than 15 dwellings or 0.5 hectares in those small rural settlements, where exceptional local constraints are demonstrated.
The Council is therefore taking action, now, because:

· The Housing Needs Survey (2003) identifies a large amount of unmet need for affordable housing in the District as a whole (including backlog need and newly arising need) which amounts to 217 housing units each year for at least the next five years;
· There is a shortfall in affordable housing in each and every sub-area of the District as shown in the survey report;
· The substantial increase in house prices in South Holland has not been matched by a similar increase in wage levels;
· There is a very large number of outstanding planning permissions, particularly in the rural areas which means that we are not able to consider making new residential allocations at this stage;
· It remains to be seen what proportion of the outstanding planning permissions will ultimately be developed, but very few of them relate to genuinely affordable housing in the meaning of the Council’s SPG;
· Regional Planning Guidance for the East Midlands- RPG8 (2002) and the first deposit draft Lincolnshire Structure Plan (2004) have reduced the annual strategic housing requirement for South Holland from 470 dwellings per annum to just 380 dwellings per annum, for the period to 2021;
· Major housing development will be focussed more in the urban areas, as part of the over-arching spatial strategy for sustainable development;
· Restraint on house-building in the rural areas is therefore set to continue.
In view of these exceptional local constraints, the Council therefore needs to take every reasonable opportunity through the planning process to seek affordable housing provision to meet demonstrated local needs in the rural areas, as a matter of urgency.
STATUS AND WEIGHT OF THE STATEMENT
Paragraphs 5.10 to 5.12 of PPG12 (1999) formally introduced the mechanism of the ‘Interim Planning Statement’ as a means of updating planning policy, on the basis that it is a temporary measure prior to and linked to a review of the Local Plan. The Council has already employed this mechanism in responding to the introduction of PPG3 in 2000. The “Interim Rural Housing Planning Statement” was adopted in May 2001 following public consultation and has been accorded significant weight in decision making.

The lowered affordable housing threshold for small rural settlements included in this Statement has already been subject of public consultation as part of the Council’s Draft Affordable Housing SPG in late 2003/ early 2004.

The Council is of the view that this new Interim Statement is an appropriate mechanism for introducing appropriate thresholds now in the context of existing Government guidance in Circular 6/98. As part of a package of documents with national, regional, sub-regional and local policy on affordable housing it will carry considerable weight, given the exceptional local circumstances demonstrated, the consultation which has been carried out and the linkage to the emerging Local Plan Review and SPG.

The Council will have regard to the Statement until such time as the emerging Local Plan Review incorporates the necessary policy and has equivalent weight.
THE NEW POLICY

The new policy updates adopted and draft replacement planning policies. In particular it should be read in conjunction with Policy H2 “New Housing in the Villages” in the adopted South Holland District Local Plan (1998), Policy H2A in the adopted South Holland Interim Rural Housing Planning Statement (2001) and Policy H3 “New Housing in the Villages” and Policy H8 “Affordable Housing Provision” in the first deposit draft South Holland District Local Plan (2001). In particular it directly updates the second paragraph of draft Policy H8.

The new policy is as follows:-
POLICY H2B
ON RESIDENTIAL DEVELOPMENT SITES OF 3 DWELLINGS OR MORE WITHIN THE SETTLEMENTS OF POPULATION 3000 OR FEWER (AS DEFINED IN THE STATEMENT), THE COUNCIL WILL REQUIRE THE PROVISION OF A MINIMUM OF ONE THIRD OF THE TOTAL RESIDENTIAL UNITS AS AFFORDABLE HOUSING ON THE SITE TO MEET THE DEMONSTRATED LOCAL NEEDS.
EXPLANATION

The new policy does not change our consideration of the appropriateness of a location for residential development.

The policy will apply to all new planning applications for residential development within the area to which it applies, including applications for renewal of previous permissions.
In considering what is ‘affordable’ the Council will have regard to what local needs have been demonstrated, including by reference to its Housing Needs Survey (2003), and to the advice given in its emerging SPG.
Where the planning application is for just 1 or 2 dwellings, but clearly forms part of a site for development of 3 or more dwellings, then the Council will seek the provision of affordable housing in accordance with the policy.

We expect development to take place at densities according with those of our Urban Capacity Study 2003 which is a background paper to assist in preparing the Local Plan (town centre zone at 50 dwellings per hectare, edge of centre zone at 40 dph, outer ‘suburban’ zone/ village at 30 dph). The requirement for affordable housing provision should not be avoided or minimized through making proposals at unacceptably low densities.
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