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2esponse to Greater Norwich Development Partnership

er and Public Consultation in Relation to Policy 4: Housing
bf the GNDP Joint Core Strateqy for Broadland, Norwich and
I Drfolk

for your letter dated 5™ August, which was in response to our letter

y. We have reviewed the contents of this alongside the “Affordable

bility Study” which was issued in July 2010, not long after we had

r previous comments. Although both of these documents do shed some
gueries we raised, we still believe some of the assumptions made and
ken to test the viability and delivery of JCS Pglicy4's affordable housing
ently 40% affordable housing on sites of five orme
d above) are not sound. = -~ — >

:
believe.stfficientle ded to demonstrate that
‘the targ argets and thresholds still need to be

ordable housing does not jeopardize the

ousing. So as to avoid confusion, the contents of this letter,
order of points raised in both our previous letters. As follows:

1. Our main concern continues to be that the baseline for your assumptions and

scenario testing is the ‘1 hectare’ theoretical site. We cannot accept that this is
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representative of the way in which the majority of housing is likely to come
forward within the GNDP area within the foreseeable future. This approach has
skewed the report's findings and conclusions

ousing delivery is likely to
ateg osts and issues than a
small site. Usingt pase Ited in more tested
scenarios beeg M{Vould be the more
representative ba iSed.

We have preyi 1ented that thi

Importantly examples also assumes a gross/ ent
area rati o' therefore by multiplying this up it igno 4_) that
mos /@/ arly larger ones) have a gross/net development a ratio of
50- 10Ut seeing the full detail of the model it is not certain whether this

ha sidered in the testing.

2. 1t ing that you rate the more standard model above the HCA

ousing tailored models. Our experience has been the reverse

is | am sure comes down to professional opinion. The main issue for
s that the model can be accessed, scrutinised and utilised. | would

[eful If you could let me know whether it is available and where | might
)y ?

lanks for your response — this is accepted.

é point one above, we do not believe the issue of viability and the up front
i pf developing large strategic sites is addressed by your response.
ED gh we agree with your comment that there wilt be a higher_numbe

r sites coming forward compared to larger oRe IIy

a higher number of houses. Tao_ the V- saying
e policy allows.anapplica ocal authority on
ng.targets andwia gning the majority of the housing
Wil IS way.

bl

viability testing was originally included in the policy. Its
nstead was so to provide Councils with flexibility in dealing with sites
had unusual characteristics that made the standard housing provision
financially unviable. The resources required by Councils in assessing such a

Registered Address: Housing Expectations Ltd Valley Farm, The Drift, Swardeston, Norwich, Norfolk. NR14 8LQ.

Tel: 01508 570005 Fax: 01508 579819 Email: info@housingexpectations.com

Director: S Doylend Registered in England & Wales, Registration Number 5374424

VAT Registration Number 857 3486 83

9 September 2010



r

HOUSINGEXPECTATIONS

bringing solutions to your door

matter are often significant and it was never the attention that such an exercise
would apply to all large development sites.

e Housing Viability Study”
stantially reduced range of
W.'s presentation of 28"
igures quoted in
2 July report
figure of

ange

osts
43 the

It has also co

0/m2 £1 30
1,040/m2 - £1,190m2"
rer than the median figure o
and the re uge reduction is not explained. A ra
at this g / oo low and throws into question the so
asse dur'company has undertaken.

has S|gn|f|can Y r. d
this new rangeg

study also suggests planning costs of £300 per unit has been

e would argue this is not representative of large strategic sites,
where Environmental Impact Assessments (EIAs) and Appropriate
ts (AAs) apply. We have been advised that most of the large sites
rwich will be subject to EIAs and AAs because of the potential
protected habitats. As I’'m sure you are aware there is a significant
ed to the provision of the information required for these

ments. Once again the generic formulas used in your study allows for
tion between smaller and larger sites.

T
a
)

Jode Level 6 is a policy requirement in the current draft strategy (and

f the development in the GNDP area, subject to the affordable housing
vy Will be delivered after 2015) we do not understand how it can be

ad. There will be significant cost to increasing CSH up to LeveI 6 and this
ed to be built into feasibility and viability models. Alternatively, if you are
j@sting that achieving Code Level 6 is S not viable usii
the GNDP will need to pro;;ﬂe more fie: gy - -~
|ng the prowsp of-this.

e

—

et conditions, some developers and
profitability of a scheme by “Profit on Cost”. They

g Significantly higher profit levels than the range of 17.5% -
Ise the over-all profit margin would be less than if they used the

et standard of 20% on GDV. This would fly in the face of the higher
demands that banks are now expecting regarding profitability and debt finance.
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7. Whilst a S106 contribution of £7k per unit is reflective of current requirements it
does not take into account the implementation of new policies in the JCS and
potentially a CIL. It will be important for the jability work, being
undertaken by GVA Grimley, and the Dri assumptions to be
consistent. imley study a different CIL figure, the
affordable ho mode/wi

8. Your compa tability Study he values of
existing greenfie ich is allocated fo at. It does not
however take inie field land which has ou onsent.
In such instag alues are considerably more tf ed

dds with the reality of the developmen _
(parti /:I rrent difficult market) where most greenfield lopment
lang uight at the time planning consent is achieved, either through an
op nent or a promotion agreement, many with minimum price

pr

sites. Th

;,_ varying densities have been used within the viability study however
est density would be relevant for South Norfolk (and Broadland)

pther higher densities would only be relevant for sites in Norwich

S this distinction in densities is applied to the relevant areas the

range in values being calculated will be misleading.

t Core Strategy document itself states that under normal

tances public subsidy of any form should not be assumed for the

On of the affordable housing. The Study's approach of including a level

Ic subsidy in the testing scenarios and seeking to justify the 40% target

basis of the provision of public subsidy is therefore unsound. There is

point therefore in building in any grant assumptions into the DJD
dology. = =

-

o
T ——

|

3

ddition, we have had first hand-expefi etime 7
here really.wasa chane g) whereby a S106

lablesiOusingloblic ed with just a £20k per unit grant
1 100 was not supported by the HCA despite

obust evidence demonstrating lack of financial

ur view and in light of the HCA's current position, historical grant allocations
(where grant has been allocated) are by no means a benchmark for the future.
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10. The viability report now shows this informatio
your figures are not too dissimilar to ours
difference in to tenure ci
unworthy of

\/hilst we accept that some of
not accept that £150 per ft2
insignificant amount

11. We have diseus i éary at the €
been satisfied'W 0 date.

acil and have

12. We are ng at this point has been adequately
respon : and this remains our ultimate concern: / IS that
the R gment for affordable housing should initially be setata level
tha alivered without public subsidy. Rather than set an unrealistic and
u e requirement from the outset.

n your

Concl

We re inced that the approach taken (and assumptions used) to test the

viabil very of JCS Policy 4's affordable housing targets is not sound. We
belie e weight has been given to testing the financial viability of large
strateg yelopment sites. Instead, by using a 1 Hectare hypothetical site as a

wor ple in the Affordable Housing Viability Study, the affect has been an
affo sing target which is completely undeliverable for the sites which are
con 0 the majority of the proposed new housing.

Altt S Policy 4 allows applicants to demonstrate this is an issue, the number

of j this will apply to will make the process completely unmanageable. Not

o] ocal Authorities require considerable resources to manage this process but

t ales are such that the delivery of housing will be hugely_delayed.—
o

dence can be produced which shows:4a s .

lly viable at the current J P Sing target then the

ild be_amendeg-t6 goal. In both scenarios my

Nd withd . It however the current approach is

ofce but to continue with their objections and will

pector at the Examination in Public of those concerns.
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Yours sincerely

Steph Doylend msc Bsc (Hons) MRICS FCIH

Managing Di
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Tel:

aniedoylend@housingexpectations.com

ww.housingexpectations.com
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