       HEREFORDSHIRE COUNCIL’S RURAL HOUSING STRATEGY 

                                    A CONCISE OVERVIEW


1 LOCAL PLAN, 2011-31 (Core Strategy adopted 2015)

· Council fixed total housing target for period at 16500; consultants, using demographic and realistic economic projections, recommended between ween 14200 and 14500.

· Percentage of county total housing target to be delivered in rural areas repeatedly raised during plan preparation eventually to 32%.

· Settlements identified as capable of accommodating proportionate development of market housing nearly three times the number of main villages identified in the predecessor unitary development plan.

· At the examination stage more, even smaller, settlements included as suitable for some market housing.

· In assessing rural settlement hierarchy, the number of houses in settlements had often been inaccurately counted and the facilities and infrastructure present incorrectly defined. Many selected settlements were thus incapable of accommodating sustainable development. Constraints on development in settlements ignored.

· Development in small settlements lacking necessary facilities and infrastructure justified by erroneous theory of progressive sustainability – that infrastrure and facilities would naturally result from initial residential development.

· 2015 Core Strategy noted rural housing provision too much skewed towards 4+ bedroom dwellings – far more so than in other West Midland authorities or even nationally. Consultants recommended very low proportions of such housing. 

· However, no firm and precise targets  set for housing mix, and neither rural housing developments as a category, nor any development of fewer than 10 dwellings recorded for housing mix monitoring.

2  CONSEQUENCES OF 2015 CORE STRATEGY FOR RURAL SETTLEMENTS

· During first ten years of 2011-31 Local Plan, proportion of rural housing completions within County total has been not 32% but 64%.

· In view of Council’s lack of precise policy on housing mix and failure to arrange a mechanism for monitoring it in smaller developments and rural areas, it cannot economically respond to FOI question. Anecdotal evidence from rural areas suggests continued skewing of new provision towards 4+ bedroom accommodation.

· Pressure for such development particularly in Ross and Ledbury rural areas, which have good road links to Birmingham, Cardiff and Bristol.

· Increasing levels of unsustainability in developments through worsening of infrastructure and facilities, (e.g. as a result of lower levels of road maintenance and removal of rural bus service subsidies), in contravention of principles in NPPF (para 8 in 2019 edition).

· Since 2019 LPAs threatened by Government with sanctions if cannot demonstrate five-year supply of building land. Local Plans, including NDPs incorporated in them, may be deemed ‘out-of-date’ and liable to successful challenge by aggressive developers. Danger particularly to LPAs with unrealistically inflated housing targets.


3  LOCAL PLAN 2021-41 AND THE NEW HOUSING MARKET NEEDS 
     ASSESSMENT

· LPA housing targets now set by Central Government using a mechanism known as the Standard Method.

· First stage of Standard Method produces target figure based on demographic and economic projections, similar to that generated by HC’s consultants for 2011-31 Local Plan. However, a further stage applies an ‘affordability uplift factor’, where, as in the case of Herefordshire, house prices in LPA area are high in relation to median workplace incomes there. 

· Affordability uplift factor is a flawed formula because a housing market area’s housing is geographically restricted but potential purchasers may be drawn from a wider area where workplace incomes are higher. It thus reflects not need within the area but rather wider demand.

· In Herefordshire this factor means  uplift of 33%, leading to 20 year housing target of just under 17000. Unrealistic inflation of 2011-31 target thus perpetuated and reinforced.

· Herefordshire engaged consultants – Iceni – to report on housing need. Their report submitted to Cabinet in January and May,2021 and published July 2021

· Consultant cannot recommend overall target; this already determined by Government’s Standard Method. Consultant can recommend on allocation of target by area and on housing mix.

· Iceni adopts methodology of extrapolating recommendations for proportionate location and mix of future growth from evidence of past growth, which often reflects inadequately justified and unmonitored planning determinations.

· Using this method, substantial expectation of growth transferred from Hereford and Leominster HMAs to those of Ross and Ledbury.

· Evidence of increasing doubt over viability of some large urban proposals because of issues such as transport and drainage.

· Housing mix recommendations much more favourable to 4+bedroom properties and apparently abandoning attempt to correct the skewing of the rural housing mix to this type of dwelling.

· Cabinet decision to accept Iceni HMNA made at meeting for which no documentation or notes of proceedings apparently exist, this justified on grounds that it was a briefing meeting to receive evidence not to make policy decisions.

· It is, however, argued that this was more than evidence briefing and involved interpretations and recommendations which had the effect of altering the operation of policy.

· Changes in HMNA have been applied with immediate effect to alter housing mix on applications received on NDP-allocated sites comprised within NDPs adopted according to, and incorporated in, 2011-31 Local Plan.

· Prior to July 2021, no apparent consultation or prior communication on new HMNA with parish councils having NDPs adopted and incorporated in current Local Plan. Clearly a breach of the principles of the Localism Act and a poor acknowledgement of the work of the Council’s NDP team and the many parish councils they have supported.
 
 
