Local Plan Partial Review Consultation

Comments by the Croydon TUC Croydon Assembly Local Economy and Housing working group

HOUSING & HOMES
LOCAL PLAN  STRATEGIES SECTION 4. A PLACE OF OPPORTUNITY – HOMES
LOCAL PLAN DETAILED POLICIES SECTION 4: HOMES

Introduction 

1.
Through its affiliated branches the Croydon Trades Union Congress (TUC) represents thousands of workers in the Borough, retired workers and workers who as residents travel out of Borough to work. Last year it had a working party analysing the Council’s Growth Plan. Many of its ideas were submitted to the Whitgift Centre CPO Inquiry through the working party convenor giving evidence in its personal capacity. 

2.
The  was initiated by CTUC  to bring together the labour movement and a wide range of community and voluntary sector activists to campaign against the Government’s austerity cuts and shape a positive agenda for the future. At its last conference on 7 November the Chair of the Council’s Planning Committee contributed to the discussion on local economy and housing. 

3.
The Assembly Local Economy & Housing Working Group which brings together a wide range of individuals active in a range of organisations in Croydon, especially in the trade unions, met to review the Fairness Commission interim report and the Local Plan. The Chair of Planning took part in that discussion.

4.
This submission examines housing and homes. 

5.
It is divided into sections to make it easier for officers to handle the comments on each Policy along with the views submitted by others.
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Strategic Policy SP1. The Places of Croydon

· Proposed amendment

Add at end of Strategic Policy SP1 add: 
‘Growth in the Opportunity Area must ensure the provision of homes that meet local needs in respect of bedroom sizes and affordability, and provide a diverse range of job opportunities rather than just office, retail and leisure.’ 
· Supporting argument

The implication in Strategic Policy SP1 is that most of the growth will be in the urban area of the Borough. Developments in the COA do not meet the needs of Croydon in terms of either:

· Housing provision that people can afford and the bedroom size of homes

· Diverse employment opportunities
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Strategic Policy SP2.1. Homes 

· Proposed amendment (as underlined)
’In order to provide a choice of housing for people in socially-balanced and inclusive communities in Croydon the Council will apply a presumption in favour of development of new homes provided applications for residential development meet the housing needs defined by the Council and the needs of households on the housing waiting and transfer lists and homelessness,  

the requirements of Policy SP2 and other applicable policies of the development plan.’ 

· Supporting argument

Strategic Policy SP2.1 is undeliverable in the Croydon Opportunity Area because of the way in which developers are providing homes that most Croydonians cannot afford either to buy or to rent.

Although the Council identifies the need for 47,564 new homes it only envisages being able to achieve 31,765 by 2036 given its assessment of land availability. 50% will need to be large homes, down from 60% in the original consultation document. 9,243 new homes should be in the Croydon Opportunity Area. It only envisages bringing 190 vacant properties back into use by 2026. It also envisages that 30% should be affordable, and 10% intermediate affordable. 10% will also need to be wheel chair accessible. It will also seek to provide 50% affordable homes on specific sites where 10 or more units are proposed. It suggests that ‘no reasonable alternatives exist, beyond the preferred option to accommodate the borough’s housing growth within the existing built up area.’ (para. 4.3)

In relation to the Strategic Policies para. 4.3 the present homes development in the Croydon Opportunity Area are not meeting the current 60% and proposed 50% large homes requirement. The target of 190 vacant properties is too low target over. It is likely that many of the projected 9,243 new homes in the COA are or will be purchase for investment and be left empty. 

The Town Centre is fast becoming a residential area that a large number of Croydonians cannot afford, as shown in this table from March 2015: 

	Scheme
	1 bed
	2 bed
	3 bed

	Morello
	£340-355K
	£402-433K
	£435-490K

	Saffron House
	£360K upwards
	£420-£499,950K
	-

	Island
	-
	£398-425K
	-


Such prices show how such housing, has nothing to do with meeting the needs of Croydon’s residents, as these are not affordable to a substantial section of the population. Earlier this year the MP Matthew Rifkind said that he could not afford in live in London on £67,000. If someone earning that amount obtained a mortgage at 3 times their salary, then they can only afford to buy a home costing £201,000. Nor are these apartments  necessarily for people who wish to become Croydon’s residents. James Moody of Redrow has blogged about the development as an investment into China in Chinese. 
(https://www.redrow.co.uk/london/en/developments/morello-croydon/apartments The proposed amendment puts into effect Recommendation 8 in the general comments submission by the Croydon Assembly.

https://www.redrow.co.uk/london/en/blog/market-comment/from-china-to-london-why-invest-in-london-property2) 
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Strategic Policy SP2.2. Quantities and Locations. Vacant properties
· Proposed amendment:

Add ‘at least’ before ‘190’ in Strategic Policy SP2.2. 
· Supporting argument
The draft Borough Profile 2015 for the Strategic Partnership Croydon states that  ‘The number of long-term vacant dwellings in Croydon halved between 2011 and 2014, from 1,362 to 741. Croydon had the 10th highest number of long-term vacant dwellings in 2014 out of the 33 London boroughs’ 741 remains a large number and although it is hoped that owners will bring them back into use without the need for Council intervention, there could well be an increase in the number as other properties stay empty long enough to be re-classified as ‘long-term vacant’.  The proposed figure of bringing back into use 190 empty homes in the 20 year period of the Plan is therefore very low. This should be the minimum target and the proposed amendment would achieve this.

Local Plan Partial Review Consultation

Comments by the Croydon TUC Croydon Assembly Local Economy and Housing working group

Strategic Policy para 4.7. Offsite Affordable Home in the Opportunity Area
· Proposed amendment 

Add after ‘to do this’: ‘Applicants proposing off-site provision will provide evidence of ownership of the proposed site(s) at pre-planning application stage.’ 

· Supporting argument 

The Council now proposes that developers in the Opportunity Area may build their quotas of affordable homes elsewhere or provide the money to have them built. (new para 4.8) Also proposed for deletion is the submission of ‘a sustainable letting scheme to support the use of affordable rent homes in meeting the need for social rented housing and also develop and maintain balanced communities.’ (new para 4.9)

There is a major problem with the idea of developers providing ‘affordable’ homes on other sites. Where are these sites to be? If they provide the money to build the elsewhere has the Council got the sites on which homes can be built. The danger is that every potential site will be purchased by other developers meaning no sites available for the building of ‘affordable homes under either option. 

Unless developers are required to show that they have the capacity to provide affordable homes off-site, it is  likely that no sites will be available because they will have been purchased by other developers. The Council could therefore be left with developers being unable to deliver affordable homes, and have to re-negotiate a sum in lieu which the Council will have to try and spend on sites it or registered social landlords can purchase. This would also result in a delay in the provision on the units.
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Strategic Policy para 4.10. Affordability

· Proposed amendment

To retain in an amended form:
(underline – addition; italics - delete)

 ‘4.10 Croydon Council considers that affordable rent homes (homes available at 80% of market rent levels) are unlikely to meet a the full range of housing needs within the affordable sector (including the need for social rented affordable homes due to the availability of especially the declining needs of tenants on Universal Credit/Housing Benefit to tenants unable to afford the full rent for an affordable rent property). Development proposals should be accompanied by a sustainable letting scheme to support the use of affordable rent homes in meeting the need for social rented housing and also develop and maintain balanced communities.’ 

· Supporting argument

This proposed amendment Para 4.10 should be retained in reflect the cuts in housing support to people on Universal Credit/housing benefit, and in order to strengthen  the Council’s negotiating position with developers.
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Strategic Policy SP2.5. Mix of Homes by Size 

· Proposed amendment

That the proposed deleted para. c in Strategic Policy SP2.5 be partially retained in an amended form as follows: ‘Aspiring to 80% of all new homes within the Croydon Opportunity Area having two or more bedrooms by 2036’. 

· Supporting argument

Strategic Policy SP2.5 can be interpreted as meaning that the mix of homes provided in the Croydon Opportunity Area will not be expected to produce mixed and balanced communities, because most homes will be studio to two bedrooms, making a predominance of the new population as single, couples and sharers, and families with two children with limited space, with a possibility of a single adult and an elderly relative being cared for. The taller the tower blocks built in the Area there may be scope for larger homes but these will be very expensive and only affordable by buyers who can afford to have more rooms than their bedroom requirements. It is understood that the taller the tower the more expensive it becomes to build with developers arguing that they cannot afford to the ‘affordable housing provision.  
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Detailed Policy DM1 – Para 4.12. Housing choice for sustainable communities 
· Proposed amendment 

Delete Detailed Policies and Proposals para 4.12.

· Supporting argument
The discussion in Detailed Policies and Proposals para 4.12 seems to mean that if families are allocated two bedrooms one bedroom each for 2 adults and one for 2 children, then the living space for them is going to be the same as for one adult and one child. i.e. much more cramped. Problems with occur when two children of opposite sexes require to have separate bedrooms. Small will continue to be cramped making undertaking homework at home difficult. Such families will find it difficult to transfer to a property with an extra bedroom. This is totally unacceptable. The Council’s argument allows developers to argue against providing the larger family sized homes and weakens the Council’s negotiating position. Developers should be under pressure to meet the Council’s housing objectives to meet locally generated housing needs. The proposed flexibility is contrary to the Council’s policy of life-time housing and recognising the changing needs of families as their children grow the Council should require that each child should have their own bedroom. 
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Strategic Policies paras 4.14 & 4.14 Conversions

In paras 4.13 and 4.14 the Council spells out some useful detail on the policy to prevent conversions of larger homes. 
Given the need for three bedroom plus homes in the Borough, the principle of resisting the conversion of larger houses is supported. 
It is not clear that the basis for the proposed 130m2 internal area in para 4.13? 
Could the internal area size figure be larger?
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Residential annexes

· Proposed amendment

Add an additional DM policy to state:

‘Residential annexes will be permitted where they: 

a. Are ancillary to the main residence; 

b. Are not self-contained, do not have a kitchen, share communal facilities within the main dwelling, retain internal linkages with the main dwelling; 

c. Have a single shared entrance with the main dwelling; and 

d. Comply with the National Technical Housing Standards (2015) or equivalent.’ 

· Supporting argument
Unless there is a policy the current trend of owners to turn existing outbuildings into self-contained homes and building new outbuildings akin to backlands development. 
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