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Planning Application Comments

Planning Application Number: 21/00922/OUT
Drawing Number(s): PO1 Rev A. Illustrative Master Plan plus additional planning application information provided in 2022 re clarity of tenure. 
Site Name: Land west of Foxden Way, Great Bourton, OX17 1QY
Planning Officer: James Kirkham
Date of Comments: 04 May 2022
Comments by Frances Evans (Housing Development & Standards Manager)
No objection subject to the application meeting all other planning requirements and a S.106 Agreement that secures the developer obligations in terms of provision of First Homes (as defined in National Planning Guidance and local interim guidance) i.e., with the appropriate discount for first and subsequent sales, having regard to local incomes, house prices (affordability) and a capped sale price etc. In addition, we would expect to see the homes built to a quality standard that includes water and energy efficient measures, NDSS size standards for affordable homes, suitable parking provision and accessible standards where possible. 

The number of dwellings proposed, falls below the threshold for affordable housing to be provided under Local Plan Policy BSC3. This scheme is proposed as a First Homes Exception site which is not a Rural Exception Site and therefore, if the properties are developed as First Homes, they would be meeting a wider Cherwell need and not just a local Parish need. Currently, the local connection criteria would not apply to First Homes schemes because Cherwell DC does not have an adopted Local Plan Policy to prescribe this. The approved CDC Interim Policy Guidance Note: First Homes (December 2021) provides clarify on how the national Planning Practice Guidance would be applied in Cherwell District. 
Although we do have affordable home ownership properties in Cherwell in the form of shared ownership and a limited number of discounted market sale properties (in rural and urban areas), we do not currently have a pipeline of First Homes (as defined in national planning policy and local guidance) in Cherwell. We do not hold a separate register of applications for First Homes but the Help to Buy agent for the area has provided data to show a continuing number of applications and sales under the Help to Buy equity loan scheme and also for shared ownership sales across the district. 

Background /previous objections  
I set out objections to the original planning application because the information in the application (in 2021) was not clear and it lacked detail to demonstrate how the proposed ‘entry-level homes’ would be affordable for first and subsequent purchasers having regard to local incomes and house prices or rents; or how they would be allocated, let or managed. There was no indicative affordable housing property type or tenure mix provided with the application and there was a suggestion that ‘all types of affordable housing’, as defined in NPPF, could be included in the Outline Application S.106 Head of Terms. As stated in my objections, this was very broad and did not help to set out what the scheme was actually going to deliver as part of any future Reserved Matters planning application. 

I also objected to the original application because, due to the lack of detail, the application did not adequately demonstrate how it would meet a district need that is not already being provided for across Cherwell, and therefore it was difficult to conclude how the proposals met with Para 71 of NPPF 2019.  

The planning applicant has now provided further information and clarity that the proposal is to deliver 9 no. First Homes on this site. In addition, national planning guidance has been issued and Cherwell DC has an approved interim guidance on First Homes. This information was not available previously and therefore the additional information has enabled me to review my earlier objections. 

As you will be aware, First Homes were introduced in June 2021 following an update to the Planning Practice Guidance (PPG) published by the Ministry for Housing, Communities and Local Government (now the Department for Levelling Up, Communities and Local Government). 
First Homes are a specific tenure of discounted market housing and should be considered within the definition of ‘affordable housing’. Detailed definitions of First Homes and eligibility criteria are set out within the PPG and summarised in the Cherwell District Council Interim Policy Guidance Note: First Homes (December 2021).  The note does not set policy per se, but simply provides clarity on how the PPG will be applied within Cherwell. As the note sets out, where First Homes are to be provided, this will meet the wider Cherwell needs (including Great Bourton and other areas across Cherwell) as we do not have an adopted Local Plan Policy which would prescribe a local connection criterion for First Homes. The Guidance Note, which also includes eligibility for First Homes, is available from the following link:
Interim Policy Guidance Note: First Homes (December 2021)
As this is an Outline Planning application with matters deferred for consideration as part of a future Reserved Matters Planning application, it will be important to secure the necessary detail on any S.106 Agreement to ensure that the dwellings meet all the requirements of First Homes (including affordability, eligibility, price cap and mechanisms to secure discounts on first and subsequent sales) and affordable housing standards in general. 

Most of my previous comments and general observations have been addressed by the additional information provided by the developer, in addition to the comments made by other stakeholder consultees, and by the issue of national planning practice guidance and local interim guidance. 

