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CHAPTER 3 : HOUSING
Introduction.

Provision of housing to meet the needs of the people of Broxbourne remains one
of the primary objectives of the Local Plan. The overall housing requirement is set
through regional planning guidance and the Adopted Hertfordshire County
Structure Plan Review 1991-2011. It remains for the Borough Council to make
adequate allocations of land to ensure that the Borough’s contribution to county
wide needs is attained.

In terms of the allocation of land for housing, the Council's objectives are to:

() Ensure that land is made available for at least 5,400 dwellings during the
Plan Period 1991-2011.

(I Ensure that at least 50% of new housing development takes place on
previously developed land rising to 60% over the lifetime of this Plan.

() Phase developments to ensure, as far as possible, continuity of provision
throughout the Plan Period.

(IV) Minimise the need for the release of land for housing from the Metropolitan
Green Belt.

(V)  Provide for land for housing in a manner and in locations which generate a
mix of house types in terms of size and tenure, in a sustainable relationship
to other uses and public transport.

(Vl) Ensure that new housing developments make a significant contribution to the
provision of affordable and special needs housing.

(VIl)  Ensure that each development contributes directly or through financial
support to the provision of infrastructure in the Borough to meet the needs of
the occupants of the new development.

(VIII) Require a high standard of design and layout to create attractive living
environments.

Apart from a need to ensure that the right range and types of dwellings are
provided to match, as near as possible, the housing needs of the Borough's
population, there is recognition that house prices are higher in Broxbourne than in
many parts of the country. Indeed, the average price of a house in Hertfordshire
precludes those on low wages and key workers from obtaining adequate
accommodation. This is not a problem unique to the Borough and PPG3 and
Circular 6/98 provide guidance on the desirability of providing for this need through
ensuring that an element of new housing on larger sites is made available and
retained for affordable housing. The most recent (July 2002) Housing Needs
Survey undertaken in the Borough suggests that mechanisms currently in place
are not keeping pace with the problem. The Council’s response to this major
problem is set out in policies H13, H14 and H15 and in section 3.8 of this Chapter.

The County Structure Plan highlights continuing trends for an increase in the total
number of households coupled with a long-term decline in average household
sizes. It attributes this to the growth in single person households created by the
young moving out of family homes, divorce, increase in a general desire to live
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alone and the longevity of life for many citizens. All these factors impact both on
the number of dwellings required and on the type of dwelling. During the second
half of the 1990’s Broxbourne saw a high proportion of large (four and five bed-
roomed) houses completed (50% of total completions between 1995 and 2000)
primarily in West Cheshunt. There has been some reduction in this trend over the
last two years but in order to comply with the objectives of government guidance,
the Adopted Structure Plan and sustainability policies within this Plan, the Borough
Council will seek to ensure that a much greater proportion of smaller dwellings is
constructed within Broxbourne in coming years on land which is, as far as
possible, located within the urban area.

The Structure Plan places a housing land requirement upon the Borough Council
sufficient to enable the provision of an additional 5,400 dwellings between 1991
and 2011. The Council carries out annual monitoring exercises to determine the
rate of house building in the Borough. Table 1 shows completions in the years
from 1991 to the end of March 2005.

Over the first 15 years of the current plan period (March 1991- 2002), there has
been a net gain to the housing stock of 4,848 dwellings, making up 89% of the
Borough's housing requirement.

Table 1Residential development 4/1991 — 4/2005

Year Gain Loss Net
4/91-3/1092 310 0 310
4/92-3/1993 356 128 228
4/93-3/1994 270 5 265
4/94-3/1995 147 3 144
4/95-3/1996 310 8 302

4/96-3/1997 348 41 307
4/97-3/1998 454 10 444

4/98-3/1999 498 5 493
4/99-3/2000 520 5 515
4/00-3/2001 537 9 528
4/01 3/2002 200 4 196
4/02-3/2003 201 5 196
4/03-3/2004 224 0 229
4/03-3/2005 696 5 691
4/91-3/2005 4848

Source: Borough of Broxbourne, P2/NHBC Returns
Housing Requirements.

National policy and guidance requires that the Borough Council will make
provision for land for housing in accordance with the level of need set out for the
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Borough Council in the Hertfordshire County Structure Plan  Provision of this
amount of housing must be at a rate sustainable for the entire plan period.
Accordingly, release must be in a controlled but flexible manner, influenced by
monitoring of construction rates, house types and provision of necessary
infrastructure and facilities.

H1 RESIDENTIAL LAND SUPPLY

AN ADEQUATE AND CONTINUAL SUPPLY OF LAND FOR HOUSING
THROUGHOUT THE PLAN PERIOD TO MEET THE ADOPTED STRUCTURE
PLAN REQUIREMENT TO PROVIDE 5,400 DWELLINGS FROM 1991 TO 2011
WILL BE PROVIDED FROM THE FOLLOWING SOURCES:-

(I) IDENTIFIED HOUSING SITES AS LISTED IN POLICIES H3, H4 AND H5;
(1)  WINDFALL DEVELOPMENTS; AND

(1) DWELLINGS PERMITTED FROM CONVERSION OF EXISTING
BUILDINGS IN ACCORDANCE WITH POLICIES H8, H9, H10, GBC1 AND
GBC15.

ALLOCATED HOUSING SITES ARE IDENTIFIED ON THE PROPOSALS MAP.

The allocated sites in this Plan provide sufficient land to more than satisfy the
current Structure Plan requirement. The Council will undertake continual
monitoring of its residential land supply, actual development rates and the level of
windfall sites given approval each year. It will also monitor progress on allocated
housing sites. The Council will support windfall sites which  provide affordable
housing, or which make a significant contribution to either regeneration in the
urban area or to meeting the objectives identified in the Council's Community Plan.

In line with PPG3, and in recognition of the fact that there is a limited supply of
urban land within the Borough suitable for housing, the Council will seek the
maximum practical contribution to the housing stock from urban sites. The Council
will support higher density development particularly where adequate provision
exists, or can be made available to provide access by means other than the
private car.

H2 MAXIMISING THE DEVELOPMENT POTENTIAL FROM SITES
DEVELOPMENT PROPOSALS WHICH DO NOT MAKE EFFECTIVE USE OF
LAND AND DO NOT SEEK TO REDUCE, WHERE PRACTICABLE, RELIANCE
ON THE PRIVATE CAR AS A MEANS OF TRAVEL WILL BE REFUSED

Sources of Housing Land Supply.

The 1994 Local Plan estimated that additional provision for small sites (5 or less
dwellings) and from other "windfall" sites (i.e. sites for more than 5 dwellings but
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not allocated within the Plan) would account for an average of 15 dwellings per
annum. In the event, that Plan did not anticipate some of the major windfall sites
which came forward. Based on the findings of the most recent (January 2002)
Urban Capacity Study the Borough Council considers it reasonable to raise this
figure to 40 dwellings per annum for the period 2001-2011. This level reflects the
fact that most of the larger scale sites which have the potential for redevelopment
for housing (having regard to the need to comply with other policies in this Plan)
have now been identified and allocated and that many of the unidentified sites
which are currently coming forward are small in scale.

During the last plan period, several of the windfall housing sites which came
forward represented redevelopment of old industrial premises. The Council has
now carried out a very careful assessment of its industrial and commercial stock
and has included within the housing allocations set out in this chapter any such
land which it considers may be redeveloped for housing without adversely
affecting the economic base of the Borough.

Urban Capacity

In accordance with PPG3 Housing published in March 2000, the Council
undertook prior to publication of First Deposit a comprehensive survey of all urban
land within Broxbourne (that is, all land excluded from the Metropolitan Green Belt)
to ensure that the maximum contribution possible to the Borough’s housing needs
was made from previously developed sites that are well located in terms of access
to facilities. That survey was undertaken in autumn 2000 before detailed
government guidance entitled “Urban Housing Capacity Studies: Towards Better
Practice” was published in December 2000 and formed the basis for housing
allocations in the First Deposit version of this Local Plan Review. Prior to
publication of this Second Deposit version of the Local Plan Review, a further
more detailed urban capacity study has been carried out. This study took into
account the findings of an urban capacity study undertaken throughout 2001 by
consultants acting for HCC in connection with the roll forward of the Structure Plan
to cover the period through to 2016, as well as being informed by a further
comprehensive in-house review based on site appraisals. The Council is satisfied
that its study of the potential capacity of the urban area of Broxbourne closely
follows government guidance.

The findings of the most recent urban capacity study suggested that in the region
of an additional 2580 residential units could potentially be brought forward from
sites within the urban area over the period to 2016. Given that the Adopted
Structure Plan extends to 2011, however, this Local Plan Review can only be
concerned with identifying sites to meet housing needs to 2011. Furthermore, it
has not been possible to ascertain the likely availability of all of the sites identified
in the Urban Capacity Study (in terms of the owner’s intentions, operational
requirements etc) and not all identified land will necessarily be appropriate for
housing development having regard to the sustainability and other land use
objectives of this Plan. Hence, sites have only been considered as available for
allocation if:-
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e The site is at a sustainable location in respect of proximity to public
transport and local facilities (such as shops, schools, bus routes and
convenient pedestrian and cycle routes).

e The use is appropriate in the location having consideration for the

immediate environment.

The land is not required for other purposes.

The land is likely to be available during the Plan Period.

There are no known ownership constraints.

There are no known infrastructure or other constraints to development

which cannot be overcome during the Plan Period.

In order to achieve a managed release of allocated housing sites, as promoted in
PPG3 Housing and examined in more detail in the DTLR paper issued in July
2001 entitled “Planning To Deliver — The Managed Release of Housing Sites:
Towards Better Practice”, the Council is maintaining the phased approach to the
release of housing sites. Allocated sites therefore continue to be divided into two
categories, as listed under policies H3 and H4, depending upon the timescale
within which it is considered that the site is likely to be available. Allocated sites
are identified on the Proposals Map. Sites listed within policy H3 and H4 are
anticipated as likely to come forward for development during the first period of the
Plan with completion by the end of 2008. Sites listed under policy H4 will be held
in reserve for housing completions commencing in 2008 and extending throughout
the second period of the Plan.

Strategic Housing Sites

A number of sites allocated for housing arise from a re-designation of land from
the 1994 Adopted Local Plan. Two of the sites listed in policy H3 are of particular
significance.

NHS/MAFF Site.

The first is site H3(iii) which is the former NHS/MAFF land at Ware Rd, Hoddesdon
(also known as The Hailey Site) which was designated in the 1994 Adopted Local
Plan as an Area of Special Restraint reserved for the development of a hospital to
serve The East Herts Health Authority area together with ancillary residential
accommodation for hospital staff. However, at an early stage in the Plan review
process, the Health Authority advised that it no longer intended to pursue a
hospital development here. Part of this 9ha site constitutes previously developed
land, having accommodated The Lea Valley horticultural experimentation station.
Given that the site occupies a sustainable location, being adjacent to The Lea
Valley Green Route (a public transport route), within easy walking distance of local
shops, schools and recreation facilities and with Hoddesdon Town Centre just 2km
away, the Council considers it suitable for primarily residential development
together with a new medical surgery for The Primary Care Trust. The Council
adopted a Development Brief for the Hailey Site on 16™ April 2002 to guide
development of the site which is envisaged as providing in the region of 300
dwellings, 30% of which should be affordable.
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Canada Fields

The second site comprises approximately 11ha of land at Canada Fields was
allocated in the 1994 Adopted Local Plan for employment purposes. However, it
was apparent by an early stage in the Plan review process that the form of
development previously envisaged was most unlikely to occur. Following advice in
PPG3 Housing the Council therefore considered the re-designation of this
important land resource for alternative purposes. The proximity of the land at
Canada Fields to the existing retail and commercial development at Brookfield led
the Council to reconsider its future in the light of the identified objectives for
Greater Brookfield, set out in chapter 6 of this Plan. As a consequence, the
designation of this land has been changed from employment to primarily
residential use together with associated community facilities. The Council adopted
a Development Brief for Canada Fields on 24" July 2001 to guide development of
the site for in the region of 650 dwellings, and construction work has now
commenced. Due to the urgent need to provide a significant amount of affordable
housing to meet unmet need within the borough the Council resolved not to
constrain the development of this site by the imposition of a phasing agreement,
as originally envisaged.

Because of the very significant contribution to the Borough’s housing supply which
is planned to come forward from The Hailey site and land at Canada Fields, these
two sites have now been designated as “Strategic Housing Sites” in accordance
with advice contained within the good practice guide “Planning to Deliver - The
Managed Release of Housing Sites”. The Hailey Site reflects the Structure Plan
requirement to concentrate new housing development as far as possible on
previously developed land whilst development of land at Canada Fields for
housing is considered to represent a more sustainable use than its previously
allocated use for commercial and leisure development, and additionally having
regard to the Council’s primary objectives of promoting Greater Brookfield as a
single entity for mixed uses well served by public transport. This is explored more
fully in chapter 6. Additionally, both strategic sites are well located in terms of
transport networks making them suitable for development at densities towards the
higher end of the range (30-50dph) advocated in PPG3, which in turn encourages
the production of a significant amount of affordable housing.

Since publication of the First Deposit version of this Plan Review in April 2001, a
clearly defined site within Hoddesdon Town Centre has been promoted for mixed
retail, commercial and residential development. This is known as land at Fawkon
Walk, Hoddesdon. On the basis of detailed consents now granted, this scheme is
now expected to bring forward around 138 units of residential accommodation, a
substantial proportion of which will be sheltered housing designed to meet the
needs of the elderly. A further 47 units will be provided east of Taverners Way in
the existing precinct .The sites allocated in policies H3, H4 and H5 are those
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allocated at First and Second Deposit stage which remain unimplemented or still
to be completed. An additional long term site for development is at Cheshunt
South Reservoir. The existing reservoir is to be decommissioned and in-filled by
2006. Following consideration at the local plan inquiry this site has been re-
instated as an housing allocation.

In order to ensure that each of the sites listed in policies H3, H4 and H5 is used to
its full potential, whilst making the maximum contribution to the dwelling types
most in need in the Borough, an indication of anticipated dwelling numbers and
types is given in each instance, together with an indication of the contribution
which will be sought from each site to affordable housing.

H3 STRATEGIC HOUSING ALLOCATIONS

SITES AT WARE ROAD, HODDESDON (known as The Hailey site) AND AT
CANADA FIELDS, TURNFORD, AS IDENTIFIED ON THE PROPOSALS MAP,
ARE DESIGNATED AS STRATEGIC HOUSING SITES BECAUSE OF THEIR
IMPORTANCE IN BRINGING FORWARD THE HOUSING STRATEGY
INCORPORATED IN THIS PLAN. THE COUNCIL WILL REQUIRE BOTH SITES
TO:-

()  MAKE A SIGNIFICANT CONTRIBUTION TO AFFORDABLE HOUSING;

(1) PROVIDE A MIX OF DWELLING TYPES AND SIZES INCLUDING A
SIGNIFICANT PROPORTION OF SMALLER UNITS OF
ACCOMMODATION; AND

MAKE A SIGNIFICANT CONTRIBUTION TO MEETING IDENTIFIED
COMMUNITY NEEDS.

(1)

H4 SHORT TERM HOUSING ALLOCATIONS 2005-2008

HOUSING DEVELOPMENT WILL BE PERMITTED IN PRINCIPLE ON THE
FOLLOWING SITES, AS IDENTIFIED ON THE PROPOSALS MAP DURING THE
REMAINING PART OF THE PLAN PERIOD 2005-2008.

Site | Location Estimated no. | Contribution Dwelling Other site
ref. of units anticipated to types specific
affordable contributions
housing
H4 (i) | Land at 185 30% Sheltered IMP2
Fawkon Walk housing and
(phases 1 & 2) flats
H4 Former MAFF | 54 30% IMP2
(ii) Buffer Depot,
Hertford Rd.
H4 Land north of 60 30% Flats 1,2 and 3 | IMP2
(iii) Eleanor Cross bed houses
Rd adjacent
railway
Short Term Allocations | 299 90
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H5 LONGER TERM HOUSING ALLOCATIONS 2008-2011

HOUSING DEVELOPMENT WILL BE PERMITTED IN PRINCIPLE ON THE
FOLLOWING SITE, AS IDENTIFIED ON THE PROPOSALS MAP DURING THE
LATTER PART OF THE PLAN PERIOD 2008-2011.

H5 (i) Cheshunt 150 40% 2,3 and 4 bed houses | IMP2
south
reservoir

Longer Term 150 60

Allocations

Housing Provision 1991-2011

4848 dwellings have been completed since 1991 leaving 546 dwellings that to
satisfy the current structure plan requirement to 2011. As at 31" March 2005,
having regard to existing commitments and allocations, the supply of housing
within the Borough totals 1,848 dwellings (table 2).

Table 2 : Housing Provision 1991-2011 (as at 31%' March 2005)

Structure Plan Requirement = 5400 dwellings
Completed dwellings since 1991 4,848
Sites with permission — started 813

- not started (inc. 5% 166
discount)
Sites subject to s106 agreement (inc. 5% 439
discount)
Windfall Allowance (Sites under 10 units) 160
Sites allocated in the 1994 local plan 120
Sites allocated in policy H4* and H5 150
Total 6,696

*Sites allocated in policy H4 are included in sites with permission or sites subject
to s106 agreements

Housing supply from “green field” sites.

With the both windfall and allocated sites coming forward , the Council has been
able to meet its housing allocation of 5,400 dwellings in this plan period without
the need for alterations to the Green Belt boundary. It has not been considered
necessary to allocate reserves of greenfield land or areas of special restraint.
Revised housing allocations for this Borough for the period 2001-2021 are
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expected to finalised during 2007 in the East of England Plan. In response to the
new regional plan, the Council has committed to undertake a review of urban and
greenfield land and the timetable for this is set out in its Local Development
Scheme.

This Plan includes a proposal at policy EMP11 for the replacement of the St Mary’s
school in Cheshunt with a new school at a site at Bury Green Farm The County
Council and Diocese of St Albans have submitted strong representations to the
Borough Council in support of a housing development on the curtilage of the
existing school buildings in order to help fund the new school. The Council have
agreed an outline planning consent for the site for housing taking into account the
previously developed nature, its sustainable location and the need to find an
early viable re-use for this site. While the site is not formally allocated in this plan it
will be treated as a windfall development when the existing school site is vacated.
This site is currently in the Green Belt. If housing development comes forward, the
Council will consider revisions of the Green Belt boundary in this area as part of a
comprehensive review within the Local Development Framework. A revised
development brief has been prepared for this site (May 2004) which has been
prepared to guide future detailed applications.

West Cheshunt Area

Many individual sites as well as wider tracts of land in this area have continued to
be promoted to the Council for consideration for release from the green belt and
allocation for housing development by landowners, those representing them and
by development companies despite the strong opposing stance shown by the
Council in First Deposit. The Borough Council sees this as a product of residential
development brought forward during the latter 1990’s in response to policy 54 of
The Hertfordshire County Structure Plan Alterations 1991 and policy H1 of the
Broxbourne Local Plan Review 1994.

The impact of the development which occurred in the 1990's as a consequence of
the Structure Plan allocation upon the character of West Cheshunt is now evident.
In the main the Borough Council is satisfied that the level of development
accepted in the areas chosen, which contained the worst of the dereliction, has
enabled the rural character to prevail. It was accepted at the last review that some
areas of derelict glasshouses would not be redeveloped and it is interesting to
note that in a number of instances natural regeneration has, in the main,
obliterated the worst impact of dereliction. In some instances new woodland
areas are appearing, containing the visual impact of both new and old
development and enhancing the still predominant rural character. The three major
areas developed through the last Local Plan period have retained, to a reasonable
degree, visual and physical separation and most, although not all, of the
dereliction has gone. Nevertheless the balance between the urbanised areas and
the intervening rural swathes is delicate and in the light of advice in PPGS3, the
Council's own urban capacity study and compliance with adopted Structure Plan
Review housing figures without the need for major green belt releases, the Council
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has come to the conclusion that further development in the West Cheshunt area is
not justified as part of this Local Plan Review.

Pending a comprehensive borough wide review of housing needs and the Green
Belt, the Council will resist any further development in the West Cheshunt area
which would conflict with the purposes of including land in the Green Belt as set
out in PPG2. During this period the Council will also resist any such ad hoc
development proposals based upon the following factors:

damage to the dominant rural character of the Rags Brook Valley;
the Inspector’'s comments following the last Local Plan Inquiry;
the availability of local infrastructure;

sustainable development principles;

the threat of coalescence of communities;

compatibility with existing residential development;

location in relation to major leisure, retail and employment areas;
public transport provision

educational facilities

Whilst these comments are relevant in the context of this current review, the
Council acknowledges that an early review after the East of England Plan has
been finalised in 2007 will involve the Council in a comprehensive PPG3 search
(see PPGS3 p.graphs 30 and 31) and land west of Cheshunt will not be prejudiced
as part of that search sequence. The Council will also consider additional policies
or measures could assist in the restoration of derelict nursery sites. Accordingly,
apart from two very small adjustments of the Green Belt boundary in St James
Village, the Council proposes no alteration to the Green Belt boundaries in this
area and no new development.

Affording protection to existing housing.

It is important that the Plan continues to afford protection to established residential
areas. This will be achieved by ensuring that amenity areas provided within
residential areas are retained as open spaces for the benefit of all residents;
seeking to prevent the displacement of parked cars onto streets/grassed verges by
exercising control over the conversion of garages; and by preventing over-
development by careful control of extensions and alterations to existing dwellings,
including the withdrawal of “permitted development rights” on higher density
developments.

H6 PROTECTING THE AMENITY OF EXISTING RESIDENTIAL AREAS

()  IN ORDER TO PROTECT THE AMENITY OF EXISTING RESIDENTIAL
AREAS, PLANNING PERMISSION WILL BE GRANTED PROVIDED THAT:-

Borough of Broxbourne Local Plan Second Review 2001-2011.
Adopted 8" December 2005



HOUSING

3.6.2

3.6.3

(@) IN RESPECT OF THE CHANGE OF USE AND ENCLOSURE OF
COMMUNAL AMENITY LAND WITHIN HOUSING DEVELOPMENTS
WHETHER OR NOT ADOPTED BY THE BOROUGH COUNCIL
UNLESS IT CAN BE DEMONSTRATED THAT ENCLOSURE WOULD
NOT BE VISUALLY DETRIMENTAL TO THE AMENITY OF THE WIDER
AREA; AND

(1)  WHEN CONSIDERING PROPOSALS FOR EXTENSIONS TO EXISTING
DWELLINGS LOCATED WITHIN THE BUILT UP AREA, THE COUNCIL
WILL SEEK COMPLIANCE WITH THE FOLLOWING:-

(a) THAT THE SCALE, DESIGN AND EXTERNAL APPEARANCE OF THE
EXTENSION/ALTERATION IS COMPATIBLE WITH THE PARENT
BUILDING AND ITS WIDER SETTING;

(b) THAT THE PROPOSED EXTENSION/ALTERATION WOULD NOT
MATERIALLY HARM THE PRIVACY, AMENITY OR ENVIRONMENT
OF NEARBY RESIDENTS;

(c) THAT PROVISION IS MADE FOR SAFE ACCESS AND ADEQUATE
VEHICLE PARKING IN ACCORDANCE WITH STANDARDS
CONTAINED WITHIN BOROUGH-WIDE SUPPLEMENTARY
PLANNING GUIDANCE; AND

(d) THAT IMPORTANT LANDSCAPE FEATURES ARE RETAINED. IN THE
EVENT THAT REMOVAL OF LANDSCAPE FEATURES IS THE ONLY
PRACTICAL OPTION, AND IS DEEMED ACCEPTABLE IN THE
PARTICULAR CIRCUMSTANCES OF THE CASE, THE COUNCIL WILL
SEEK PROVISION OF SUITABLE REPLACEMENT PLANTING.

Retention of all of its existing residential stock is a primary aim of the Borough
Council. In order to protect and retain the existing level of residential
accommodation in the Borough, proposals which would result in the net loss of
useable residential accommodation will be resisted. Redevelopment of existing
housing will be considered favourably where there is no net loss of housing, and
the replacement development offers an appropriate type and mix for the area
concerned, at a density compatible with the sustainability objectives of the
Borough Council. Exceptionally, circumstances may arise where there could be an
overall advantage, whether in terms of the amenity of existing residents, for
employment reasons or because of other benefits to the Borough's population as a
whole, which warrant some limited loss of existing housing.

The Council will encourage the refurbishment of existing poor or substandard
residential accommodation where this can be brought up to standard economically
and at a reasonable density which contributes to the Borough's overall housing
requirement. Whilst compliance with the Council's standards and criteria for
residential development, as set out in Supplementary Planning Guidance, will be
the expectation when proposals for the redevelopment or refurbishment of existing
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residential property is under consideration, some relaxation of specific standards
may be permitted when this would result in overall benefits to the locality.

H7 RETENTION OR REFURBISHMENT OF EXISTING HOUSING STOCK

PERMISSION WILL ONLY BE GRANTED FOR DEVELOPMENT WHICH WOULD
RESULT IN A NET LOSS OF RESIDENTIAL ACCOMMODATION OR THE LOSS
OF LAND CURRENTLY IN RESIDENTIAL USE WHERE:-

()  THE PROPOSAL WOULD RESULT IN THE CREATION OF PUBLIC OPEN
SPACE AND/OR COMMUNITY FACILITIES FOR WHICH THERE IS AN
IDENTIFIED LOCAL NEED AND WHICH CANNOT BE MET FROM ANY
OTHER SOURCE; OR

() THE PROPOSAL IS REQUIRED TO FACILITATE A DEVELOPMENT
WHICH OTHERWISE ACCORDS IN ALL MATERIAL RESPECTS WITH
OTHER POLICIES IN THIS PLAN; OR

(n THE PROPOSAL FORMS AN ESSENTIAL ELEMENT OF A
COMPREHENSIVE URBAN REGENERATION SCHEME.

Residential development policies.

In order to achieve a high standard of design and a consistent approach to the
provision of reasonable levels of privacy and amenity for individual occupiers, the
Council will seek to ensure that all new build housing development and, as far as
is practical, conversion of existing buildings from other uses, meet the minimum
requirements set out in Supplementary Planning Guidance. There is also a need
to ensure that adequate provision is made for access and parking. The advice in
SPG will be applied flexibly in recognition that each property or site will display its
own characteristics. However, the aim must always be to achieve a good standard
of residential amenity for all new residential development without prejudicing the
amenity enjoyed by occupiers of existing properties. There will therefore be a
presumption against the grant of planning permission for proposals which fall
significantly short of SPG standards.

Notwithstanding the above, there will be instances where certain types of
specialist housing, by their very nature, may warrant a relaxation from some of the
minimum requirements within SPG. Sheltered accommodation for the elderly is a
case in point. Part Il of policy H8 addresses such cases.

H8 DESIGN QUALITY OF DEVELOPMENT

(N IN ORDER TO ENSURE GOOD QUALITY OF RESIDENTIAL
DEVELOPMENT, SUCH PROPOSALS WILL BE EXPECTED TO BE IN
GENERAL CONFORMITY WITH THE DEVELOPMENT, AMENITY AND
PARKING ADVICE CONTAINED WITHIN BOROUGH-WIDE
SUPPLEMENTARY PLANNING GUIDANCE. CONSIDERATION MAY BE
GIVEN TO RELAXATION OF SUPPLEMENTARY PLANNING GUIDANCE
IN THE FOLLOWING CIRCUMSTANCES:-
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(a) DEVELOPMENT PROPOSED TO PROVIDE FOR SPECIAL NEEDS
HOUSING

(b) DEVELOPMENT WITHIN THE DEFINED TOWN CENTRES OR ABOVE
RETAIL PARADES

(c) CONVERSION FROM NON RESIDENTIAL USE WHERE FULL
COMPLIANCE CANNOT BE ACHIEVED BUT A SATISFACTORY
STANDARD OF ACCOMMODATION CAN NEVERTHELESS BE
CREATED IN ALL INSTANCES, IT WILL BE NECESSARY TO
DEMONSTRATE THAT THERE WOULD BE NO SIGNIFICANT
DETRIMENT TO AMENITY FOR BOTH OCCUPIERS OF THE
PROPOSED DEVELOPMENT AND EXISTING RESIDENTS OF THE
LOCALITY FROM FLEXIBLE APPLICATION OF ALL DESIGN ADVICE

(1)  ASSESSMENT OF UNDER ACHIEVEMENT OF SPG REQUIREMENTS
WILL BE MADE FLEXIBLY AND ON A CASE BY CASE BASIS. HOWEVER,
THERE WILL BE A PRESUMPTION AGAINST THE GRANT OF PLANNING
PERMISSION WHERE PROPOSALS FALL SIGNIFICANTLY SHORT OF
SPG  STANDARDS AND NO  SATISFACTORY  MITIGATING
CIRCUMSTANCES HAVE BEEN DEMONSTRATED.

The conversion of existing larger residential properties into two or more dwellings
can make a valuable contribution to increasing the Borough's housing stock. In
principle, the Council will support the conversion of large dwellings into self
contained flats where the development would be compatible with the character of
the area concerned and the cumulative impact of conversions in a particular
locality would not adversely affect its character. Extensions proposed in
association with conversions will be assessed against policy H6 part (ll) whilst the
conversion itself will be assessed in accordance with H9. For the purpose of this
policy, a large dwelling will be taken as meaning one having a net floor area in
excess of 120 sg.m. "Net floor area" includes internal measurements of all rooms,
corridors, hallways and landings but excludes external walls and internal partitions.
Suitability of such premises for conversion will not depend upon the size alone but
also upon the current layout and its adaptability to provide new homes generally to
the standards set out in SPG.

In assessing floor space available for conversion, the Council would normally
expect basement areas to be excluded as they rarely represent a good residential
environment. In addition, where lofts already contain accommodation, this may be
considered as part of the overall net floor area. However, conversion of both
basements and lofts to provide fully independent new units will normally be
resisted on the basis that such conversions are unlikely to achieve a reasonable
standard of internal environment.

H9 CONVERSION OF EXISTING RESIDENTIAL PROPERTY TO SELF
CONTAINED FLATS
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3.7.5

()  WHEN CONSIDERING APPLICATIONS FOR RESIDENTIAL
CONVERSIONS THE COUNCIL WILL HAVE REGARD TO THE
CHARACTER OF THE AREA AND THE CUMULATIVE IMPACT OF
CONVERSIONS ON A PARTICULAR ROAD OR NEIGHBOURHOOD, AND
TO THE AVOIDANCE OF OVER-INTENSIVE DEVELOPMENT BOTH ON
THE SITE AND IN THE CONTEXT OF THE WIDER AREA.

(1) SUBJECT TO ACCEPTABILITY WITHIN PART (I) OF THIS POLICY, THE
COUNCIL WILL PERMIT RESIDENTIAL CONVERSIONS PROVIDED THAT
THE PROPOSAL ACCORDS WITH ALL OF THE FOLLOWING CRITERIA:-

(a) ADEQUATE PROVISION IS MADE FOR SAFE ACCESS, PARKING,
AMENITY SPACE AND REFUSE STORAGE; AND

(b) THE SIZE AND LAYOUT OF THE PROPOSED UNIT IS
SATISFACTORY WITH APPROPRIATE SOUND INSULATION
MEASURES PROVIDED BETWEEN UNITS.

(1) THE FORMATION OF ADDITIONAL LIVING ACCOMMODATION WITHIN
BASEMENTS AND LOFTS FOR THE PURPOSE OF CREATING
ADDITIONAL SEPARATE DWELLING UNITS WILL NOT BE PERMITTED.

In assessing the ability of the urban area to accommodate additional housing
development, the Council has considered carefully commercial properties, in
particular those which it is thought probable might become available during the
plan period for other purposes. These are included in the list of allocated housing
sites at policies H4 and H5. However, the Council is aware that from time to time
other commercial premises, and premises in other non-residential uses, become
redundant with little likelihood of re-use for their original purpose. In these
circumstances the Council will consider favourably conversion, or redevelopment if
conversion proves impractical, to residential use provided that it can be
satisfactorily demonstrated that permanent loss of the previous use would have no
material adverse impact on employment prospects and/or local community
facilities. Schemes for conversion should accord with SPG as referred to in policy
H10.

H10 RESIDENTIAL CONVERSION OF NON RESIDENTIAL PREMISES

() THE CONVERSION OF PREMISES CURRENTLY OR LAST IN
COMMERCIAL OR OTHER USE TO RESIDENTIAL USE WILL BE
PERMITTED PROVIDED THAT:

(@) IF THE CURRENT OR LAST USE IS COMMERCIAL:
(i) THE PREMISES ARE NOT IN A DESIGNATED EMPLOYMENT
AREA; AND
(i) THERE WOULD BE NO MATERIAL LOSS TO OVERALL
EMPLOYMENT OPPORTUNITIES IN THE IMMEDIATE AREA.

(b) IF IN OTHER NON-RESIDENTIAL USE:

Borough of Broxbourne Local Plan Second Review 2001-2011.
Adopted 8" December 2005



HOUSING

() THE PERMANENT LOSS OF THE PREVIOUS USE WOULD NOT
HAVE A MATERIAL ADVERSE IMPACT UPON THE LOCAL
COMMUNITY; AND

(i) THE PREMISES ARE NOT SUITABLE FOR SOME ALTERNATIVE
COMMUNITY  FACILITY CURRENTLY LACKING IN THE
LOCALITY.

(1)  PERMISSION FOR CONVERSION OF PREMISES TO RESIDENTIAL USE
WILL ONLY BE GIVEN WHERE THE SCHEME ACCORDS WITH POLICY
H10 .

Density of Residential Development

3.7.6 Land for new housing in the urban area is limited. To meet the sustainability aims
of government, as expressed in PPG3 Housing published in March 2000, in the
1998 Adopted Structure Plan and in this Local Plan, it is important to maximise the
potential for new housing from urban sites in order to minimise green field
development throughout the period of this Plan and subsequently. One method
for increasing the effective use of under-used urban land for housing is to increase
densities. The practical effects of this will depend very much upon the location of
the particular development, its relationship to adjoining areas, the general
character of the area and the location of the site in relation to public transport,
shopping, employment and leisure uses. High density by itself need not signify bad
design but there is a need to recognise that such schemes require the application
of good urban design principles if the amenity of all occupiers is to be protected
whilst, at the same time, the needs of all types of households in the Borough are to
be met.

3.7.7 1t is not practical to impose set densities for areas of the Borough as flexibility
often helps in achieving maximum potential. However, the Council recognises the
assistance to potential developers and others of providing an indication of density
expectations. The number of new dwellings anticipated as being achievable from
the three lists of allocated housing sites are set out in policies H3, H4 and H5. For
all other sites general density presumptions will be assessed against policy H11.
The Council will apply the definition given in PPG3 Housing issued in March 2000
for calculating relevant densities. This definition is re-stated in SPG. Whilst the
Council recognises that there can be benefits from building above the normal two
storey height in residential developments, appropriate building heights will be
determined on a site by site basis having regard to the characteristics of the
surrounding area. The Council considers that it is unlikely to be appropriate within
the Borough to provide residential development in buildings of greater than three
and a half storeys in height.

H11 HOUSING DENSITIES IN NEW DEVELOPMENT ON UNALLOCATED
HOUSING SITES
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3.7.8

3.8

(I) IN ASSESSING SCHEMES FOR RESIDENTIAL DEVELOPMENT OR
REDEVELOPMENT WITHIN THE URBAN AREA, THE COUNCIL WILL
SEEK TO ENSURE AS HIGH A DENSITY AS IS REASONABLE HAVING
REGARD TO THE NEED TO ENSURE COMPATIBILITY WITH THE
CHARACTER OF THE ESTABLISHED ENVIRONS. PARTICULAR
REGARD WILL BE GIVEN TO THE SPECIFIC CHARACTERISTICS OF
THE SITE AND ITS LOCALITY, AND TO ACCESSIBILITY TO PUBLIC
TRANSPORT. THE FOLLOWING GENERAL DENSITY EXPECTATIONS
WILL BE APPLIED:-

(a) SITES WITHIN THE BOUNDARIES OF THE TOWN CENTRES AS
DEFINED ON THE PROPOSALS MAP — IN THE REGION OF 80 DPH
(DWELLINGS PER HECTARE);

(b) SITES WITHIN THE ACCESSIBILITY CORRIDOR AS DEFINED IN
SUPPLEMENTARY PLANNING GUIDANCE — IN THE REGION OF 60
DPH;

(c) ELSEWHERE WITHIN THE URBAN AREA - A DENSITY
COMPATIBLE WITH THE GENERAL PREVAILING DENSITY OF
EXISTING HOUSING IN THE VICINITY OF THE SITE PROVIDED
THAT THIS IS NOT BELOW 30 DPH

(1)  NEW DEVELOPMENT AT HIGHER DENSITIES THAN THE GUIDELINES
INCLUDED IN PART (I) MAY BE ACCEPTABLE PROVIDED THAT
ENHANCEMENT TO PUBLIC TRANSPORT PROVISION IS INCLUDED AS
AN INTEGRAL PART OF THE PROPOSAL AND THERE WOULD BE NO
MATERIAL HARM TO THE ESTABLISHED CHARACTER OF THE AREA.

In addition to controls over density, the Council is also concerned to ensure that a
range of houses sizes and types is provided to meet the needs of the Borough'’s
existing population.

H12 HOUSING MIX

ALL HOUSING DEVELOPMENTS OF 15 DWELLINGS OR MORE OR 0.5 Ha or
MORE IN THE URBAN AREA WILL BE PERMITTED ONLY WHERE:

(@) THEY INCLUDE A MIX OF HOUSE TYPES AND SIZES INCLUDING
SMALLER PROPERTIES; AND

(b) THEY CONTRIBUTE TOWARDS A BALANCED COMMUNITY
STRUCTURE, INCLUDING MEETING THE NEEDS OF SPECIFIC
GROUPS SUCH AS THE ELDERLY, DISABLED AND YOUNG SINGLE
PEOPLE

Affordable Housing.
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3.8.1

3.8.2

3.8.3

3.8.4

3.8.5

3.8.6

Affordable Housing is defined as any housing for sale or rent or other form of
tenure which is intended to be accessible to people whose incomes are insufficient
to enable them to afford to obtain adequate housing locally on the open market.

The Borough of Broxbourne is an area of relatively high private sector house
prices. The high cost of renting and home ownership create problems for local
people wishing to remain in the Borough and for some employers wishing to
attract key workers. Key workers including nurses, police officers, teachers and
other public sector workers, are a specific group of housing need. The Council
has recognised this need and has accepted a small percentage of housing will be
for shared ownership to reflect that provision.

Planning Policy Guidance Note 3: 'Housing' and Circular 6/98: 'Planning and
Affordable Housing' clearly state that a community's need for affordable housing is
a material planning consideration in the formulation of development plan policies
and in the determination of planning applications involving housing. The definition
of affordable housing includes subsidised housing on private developments, and
developments by Registered Social Landlords and local authorities. Broxbourne
Council regularly undertakes housing needs surveys and produces a Statement of
Need, to assist the preparation and justification of policies on affordable housing in
the Local Plan, to underpin the Strategy Statement for the Housing Investment
Programme and to form the basis for the Council's Affordable Housing Strategy.
Statements of Need are produced on a regular basis by the Council, and together
with the Affordable Housing Strategy, they should be referred to for up to date
Information, since they provided a comprehensive analysis of the need for
affordable housing in the Borough.

The Council's surveys demonstrate a high level of need for affordable housing
which is predicted to continue. It is therefore essential to provide housing at less
than normal market prices, and which people can afford. All reasonable
opportunities to provide affordable housing will be pursued by the Council. As
highlighted in the Statement of Need, the Borough's identified housing needs can
best be satisfied by provision of social rented accommodation. Therefore the
Council expects affordable housing primarily to be that which is available for rent
through an approved registered social landlord or the Council itself.

The Council's Housing Needs Survey (July 2002) revealed that there is a
requirement for 1950 units of affordable accommodation to be provided over the
next 10 years. The Second Deposit Plan has identified sites for a total of
approximately 1476 dwellings over the Plan period to 2011. Therefore even if all
new housing in the Borough, built during the Plan period were to be affordable,
there would still be a shortage of approximately 474 units. This clearly
demonstrates the acute shortage of affordable housing which exists within the
Borough and the importance of this issue to the Local Plan.

The principle of residential development on allocated housing sites was
established through an urban capacity study and guidance set out in PPG3. In
particular, regard was paid to the proximity of each site to local services and
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3.8.7

3.8.8

3.8.9

3.8.10

facilities and the accessibility of each site to public transport. These identified
sites therefore comply with the criteria set out in Circular 6/98 as being suitable for
an element of affordable housing. It is expected that affordable housing provision
on these identified sites should be 40% of the dwellings provided, reflecting the
mix set out in the Council's Affordable Housing Strategy and/or Statement of
Need.

Since the identified need for affordable housing exceeds the total number of
affordable homes likely to be achieved from public investment and the sites
specified in this Plan, the Council considers that there are exceptional local
conditions to justify adopting a lower size of site threshold for affordable housing
provision. The Council will therefore seek provision of affordable housing from
sites capable of accommodating fifteen dwellings or more or residential sites of 0.5
ha or more. On sites below the size threshold, the Council will encourage
developers to consider affordable housing provision where it is feasible and
appropriate. However a careful assessment will be made on proposals for
housing development which fall just below the threshold (eg 12-14 dwellings)
against the criteria in H13(lll) and Policy H2.

Additionally, the Council will also seek the provision of affordable accommodation
from unallocated sites (so called "windfalls") which come forward for housing after
the Plan is adopted. Even though the supply of housing from windfall sites is
expected to average around 40 dwellings per annum, and therefore its potential
contribution to the overall supply is small, the acute level of housing need within
the Borough justifies the consideration of windfall sites for affordable housing
provision. Unidentified sites will be assessed in accordance with the criteria set
out in Policy H16 for their suitability for affordable housing. Unidentified sites
where the principle of residential development is acceptable, will by definition,
comply with criteria (a) and (b) of part (ll) of Policy H13. The Council will seek to
ensure that provision of affordable housing on unidentified housing sites complying
with the threshold and criteria set out in this policy is achieved at similar level of
provision as for allocated sites, namely 40%. Provision of affordable housing on
unidentified sites should reflect the mix set out in the Affordable Housing Strategy.

The supply of affordable housing through site assembly by the Council is
increasingly constrained as the supply of Council owned land is reduced. Potential
sites have been identified in a development programme with housing associations,
but activity will be subject to the availability of sufficient resources being advanced
to implement it.

PPG3 Housing encourages comprehensive redevelopment of land in order to
secure the wider potential benefits of urban renaissance and avoid town
cramming. With this in mind, the Council wishes to ensure that development
proposals for residential development fully explore the potential to amalgamate
sites to allow the most efficient use of land and facilitate the provision of affordable
housing. In assessing the opportunities for amalgamation of sites which comply
with the site criteria for affordable housing, the Council will also have regard to
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policies HD15 Comprehensive Approach to Urban Regeneration proposals and
H11 Housing Densities in New Development on Unallocated Housing Sites.

H13 AFFORDABLE HOUSING

()  ALL NEW HOUSING DEVELOPMENTS WILL BE ASSESSED WITH
REGARD TO THE SUITABILITY OF THE SITE FOR AFFORDABLE
HOUSING IN RELATION TO THE HOUSING NEEDS OF THE BOROUGH
WHEREVER POSSIBLE THE BOROUGH COUNCIL WILL SEEK TO
SECURE A PROPORTION OF UNITS FOR AFFORDABLE HOUSING AS
AN INTEGRATED ELEMENT OF THE DEVELOPMENT.

(1)  ON SITES SUITABLE FOR HOUSING DEVELOPMENT, THE FOLLOWING
CRITERIA WILL BE USED TO ASSESS SUITABILITY FOR AFFORDABLE

HOUSING:

(@) THE PROXIMITY OF THE SITE TO LOCAL SERVICES AND
FACILITIES;

(b) THE ACCESSIBILITY OF THE SITE FOR PUBLIC TRANSPORT
SERVICES;

(¢ WHETHER THERE WILL BE PARTICULAR COSTS ASSOCIATED
WITH BRINGING THE SITE FORWARD FOR HOUSING;
AND

(d) WHETHER THE PROVISION OF AFFORDABLE HOUSING ON THE
SITE WOULD PREJUDICE THE REALISATION OF OTHER
PLANNING OBJECTIVES FOR THE SITE.

() THE COUNCIL WILL NEGOTIATE PROVISION OF AFFORDABLE
HOUSING AT A RATE OF 40% OF ALL UNITS ON SITES CAPABLE OF
ACCOMMODATING FIFTEEN OR MORE DWELLINGS OR WITH AN AREA
OF 0.5ha OR MORE. ATTEMPTS TO CIRCUMVENT THIS THRESHOLD
BY FRAGMENTATION OF A LARGE SITE OR BY IGNORING THE
POTENTIAL FOR AN AMALGAMATION OF SMALL SITES WILL BE
RESISTED.

(IV) IN INSTANCES OF PHASING THE SITE WILL BE CONSIDERED AS A
WHOLE FOR THE PURPOSES OF AFFORDABLE HOUSING. FOR THE
AVOIDANCE OF DOUBT, THE AFFORDABLE HOUSING ELEMENT
SHOULD BE BUILT FOR OCCUPATION IN LINE WITH AGREED PHASING
FOR THE WHOLE SITE.

(V) THE PROVISION OF AFFORDABLE HOUSING ON MIXED USE
DEVELOPMENTS WILL BE EXPECTED IN LINE WITH THIS POLICY.

H14 SECURING PROVISION OF AFFORDABLE HOUSING
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3.8.11

3.8.12

3.8.13

3.8.14

3.8.15

() THE COUNCIL WILL SEEK TO SECURE AFFORDABLE HOUSING
THROUGH A CONCURRENT LEGAL AGREEMENT ASSOCIATED WITH
THE RELEVANT PLANNING APPLICATION INVOLVING:

(@) A RESTRICTION ON THE USE OR DEVELOPMENT OF LAND UNTIL
LAND OR UNITS HAVE BEEN TRANSFERRED TO AN AFFORDABLE
HOUSING PROVIDER OR

(b) OTHER MECHANISMS TO DELIVER HOUSING TO HOUSEHOLDS
WHO CANNOT COMPETE IN THE HOUSING MARKET

() THE TYPE AND MIX OF DWELLINGS AND THE MECHANISM TO
DELIVER THEM SHOULD REFLECT THE LEVELS OF NEED AS
OUTLINED IN THE COUNCILS CURRENT AFFORDABLE HOUSING
STRATEGY

In accordance with the broad definition of affordable housing expressed in Circular
6/98, the Council may accept a proportion of shared ownership property and low
cost market housing, taking into account the current Affordable Housing Strategy,
as fulfilling the affordable housing requirement, subject to negotiation on a site by
site basis. Developers should be mindful of the Affordable Housing Strategy in
relation to the allocation of Social Housing Grant._ However, affordable housing
which is not available for rent will not be acceptable if it exceeds the maximum
levels set out in the Statement of Need and/or Affordable Housing Strategy. Even
discounted open market housing is expensive in comparative terms and thus likely
to be beyond the reach of most people in housing need. Accordingly, the
Council's Statement of Need Clearly states that shared ownership has only a
minor role to play in the provision of affordable housing within Broxbourne.

The intention of Policy H15 is to ensure that, as far as possible, affordable housing
remains affordable and is occupied by local people in need. The Council
recognises that Right to Buy and Right to Acquire provisions may supersede this

policy.

The type and mix of units which will be sought for affordable housing will be as
outlined in the relevant Statement of Need and/or Affordable Housing Strategy,
which will be updated on a regular basis. Within the 1999 Statement of Need, the
greatest demand is for larger family sized dwellings due to the number of families
in temporary accommodation.

Registered social landlords will provide and manage affordable housing, but other
agencies will be involved too, particularly in construction. The Council expects
these agencies to tackle priority needs, whether defined Borough-wide or locally,
and meet price and design guidelines. The Council will not accept a lowering of
standards of construction to achieve satisfactory rent levels.

Weekly rent levels should be set at the lowest practical level below the
benchmarks set by the Housing Corporation, and in any event should not exceed

Borough of Broxbourne Local Plan Second Review 2001-2011.
Adopted 8" December 2005



HOUSING

3.8.16

3.8.17

3.9

3.9.1

them. Annual rents for shared ownership properties should not exceed the
benchmark set by the Housing Corporation.

The Council operates a cascade approach to occupancy of affordable housing
units, whereby, housing is restricted to people currently living in the Borough who
are in need and who immediately prior to an allocation were households:

(I)  lacking their own housing; or
(1) living in housing which is inadequate or unsuitable; and who are unlikely to
be able to meet their needs in the housing market without some assistance.

In order to assess the effectiveness of these policies in delivering affordable
housing, the Council will undertake monitoring to measure the amount and type of
affordable housing coming forward as part of residential developments on both
allocated and windfall sites.

H15 AFFORDABLE HOUSING: ENSURING CONTINUING BENEFITS

IN ORDER TO ENSURE THAT THE BENEFITS OF AFFORDABILITY ARE
PASSED TO SUCCESSIVE OCCUPIERS, DEVELOPERS (AND IF
APPROPRIATE, REGISTERED SOCIAL LANDLORDS) WILL BE EXPECTED TO
ENTER INTO PLANNING OBLIGATIONS TO ENSURE THAT:

()  RENTED ACCOMMODATION, SHARED OWNERSHIP PROVISION AND
LOW COST MARKET HOUSING SHOULD BE IN LINE WITH THE
CURRENT STATEMENT OF HOUSING NEED AND/OR AFFORDABLE
HOUSING STRATEGY;

() THE AFFORDABLE HOUSING IS TRANSFERRED TO A REGISTERED
SOCIAL LANDLORD IF NOT FIRST TRANSFERRED TO THE COUNCIL;

() THE HOUSING IS OCCUPIED BY PEOPLE IDENTIFIED BY THE
BOROUGH COUNCIL AS BEING IN HOUSING NEED IN ACCORDANCE
WITH COUNCIL CRITERIA.

Other Special Needs Groups

In addition to the need for affordable housing, other people may need to be able to
live as part of a mutually supportive group, to be near help when needed or to be
given constant care and attention. Many people with special needs can and do live
without difficulty in the community. The Town and Country Planning (Use Classes)
Order 1987 defines a dwelling within Class C3 as a property used "by not more
than six residents living together as a single household including a household
where care is provided for residents", thus including some opportunities for care in
the community. However, the Council recognises that there is a need for premises
catering for larger groups of persons which will require planning permission.
Accordingly, proposals for such uses will generally be supported provided that the
use is compatible  with the local environment in terms of the general level of
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3.10

3.10.1

activity at the premises, traffic generation and the need for extensions and/or
additional buildings to enable the use to operate efficiently. In view of the probable
increasing demand over the lifetime of this Plan for places in residential care
homes due to the generally ageing population, it is equally important to afford
protection to existing homes and to seek to prevent their change of use unless
satisfactory alternative provision has been made for existing residents.

H16 RESIDENTIAL CARE HOMES

()  THE BOROUGH COUNCIL WILL CONSIDER PROPOSALS FOR
RESIDENTIAL CARE HOMES FOR THE ELDERLY AGAINST THE
FOLLOWING CRITERIA:-

(a) WHETHER ADEQUATE PROVISION IS MADE FOR PARKING AND
AMENITY SPACE IN ACCORDANCE WITH THE COUNCIL'S
STANDARDS SET OUT IN BOROUGH-WIDE SUPPLEMENTARY
PLANNING GUIDANCE;

(b) WHETHER SATISFACTORY PROVISION IS MADE FOR ACCESS
ARRANGEMENTS WITHOUT UNDUE IMPACT ON THE HIGHWAY
NETWORK; AND

(¢ WHETHER THE PROPOSAL WOULD MATERIALLY HARM THE
PRIVACY OR AMENITY OF EXISTING NEARBY RESIDENTS

H17 SHELTERED HOUSING

PROPOSALS FOR SHELTERED HOUSING WILL BE SUPPORTED WHERE
CONSIDERATION HAS BEEN GIVEN TO ACCESS TO PASSENGER
TRANSPORT, SHOPPING AND OTHER FACILITIES AND THE PROPOSAL IS
IN GENERAL CONFORMITY WITH DEVELOPMENT, AMENITY AND PARKING
ADVICE CONTAINED WITHIN THIS PLAN UNLESS A RELAXATION OF SUCH
STANDARDS CAN BE JUSTIFIED HAVING REGARD TO POLICY H10 DESIGN
QUALITY OF DEVELOPMENT.

Hostel Accommodation.

Hostels, whether for students, the homeless or other disadvantaged groups, often
give rise to concerns on social issues and fears about the impact that such uses
may have upon the amenity of their immediate environment. Nevertheless, there is
a need for such provision and the Council will consider applications on the same
basis as other special needs groups but with the additional expectation that all
such applications will be accompanied by a full statement assessing the impact of
the proposed use upon the area and measures to be taken to ensure that the
amenity of existing residents is protected.

H18 HOSTEL ACCOMMODATION
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PROPOSALS FOR HOSTEL ACCOMMODATION WILL BE CONSIDERED IN
ACCORDANCE WITH THE DESIGN ADVICE SET OUT IN POLICY H8.
ADDITIONALLY, WHERE THE PROPOSED HOSTEL IS NEAR TO, OR WITHIN,
AN EXISTING RESIDENTIAL AREA, A DETAILED ASSESSMENT OF THE
IMPACT OF THE PROPOSAL ON THE AMENITY OF EXISTING RESIDENTS
WILL NEED TO BE PROVIDED TOGETHER WITH MEASURES TO ENSURE
THAT NO ADVERSE IMPACT WILL FALL UPON ESTABLISHED RESIDENTIAL
AMENITY.

H19 LOSS OF SPECIALIST RESIDENTIAL ACCOMMODATION

THE COUNCIL WILL OPPOSE THE LOSS OF ALL FORMS OF EXISTING
SPECIALIST RESIDENTIAL ACCOMMODATION WITHIN THE BOROUGH
WHERE A DEMONSTRABLE NEED EXISTS FOR ITS RETENTION UNLESS IT
IS SATISFACTORILY DEMONSTRATED THAT ADEQUATE ALTERNATIVE
PROVISION HAS BEEN, OR IS BEING MADE
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