Official

Planning Consultation Response by the Assistant Director Housing Strategy, Compliance and Enablement 
Sheldon House, Cromwell Road, Teddington (ref: 23/0741/FUL)

Demolition of a seven-storey residential building; erection of five-storey residential building plus lift overrun comprising 27 units (including 3 wheelchair units) incorporating cycle storage and refuse/recycling store; creation formation of 6 car parking spaces (including 3 disabled spaces) and 1 delivery bay; landscaping including child play space and ecology area

1.0	Summary

1.1 The Housing Strategy and Enabling Team strongly supports these proposals which would deliver 100% affordable housing and help meet the council’s priority need and demand for affordable housing, in the context of the Council’s stated aims to increase and maximise the delivery of affordable homes for its local residents and workers.

1.2 The applicant, Richmond Housing Partnership (RHP), is a not-for-profit Registered Provider who prioritises the delivery of genuinely affordable housing in Richmond. RHP will only lead on schemes that deliver 100% affordable housing and are a key developer in the borough in terms of affordable housing delivery. 
2.0	Existing Use
2.1	Sheldon House is owned and managed by RHP and formed part of the original transfer of housing stock from the Council in 2000. The building comprises 24 flats (12 studio flats and 12 one-bedroom flats) made up of RHP tenants and leaseholders who previously purchased their flats either from the Council through Right to Buy or from RHP. RHPs on-going maintenance of the building uncovered significant structural issues with the building (specifically relating to the roof structure) which makes its on-going use unviable in the medium to long term. RHP therefore took a decision to invest in a wholescale redevelopment of the site, to deliver new affordable homes on site.
2.2	RHP have carried out detailed consultation with existing residents over a number of years, which is set out in the Planning Statement at Section 4. All of the existing tenants have been made offers to move elsewhere and existing leaseholders have been made offers to purchase their flats. 
3.0	Tenure
3.1	The proposals will provide a mixture of affordable housing, with 27 affordable homes comprising the following;
· Social Rent 15 units (56%)
· London Living Rent (Intermediate) 6 units (22%)
· Shared Ownership (Intermediate) 6 units (22%)
3.2	The delivery of social rented housing is a key priority for the Council as this provides housing for those in the most acute need on the Council’s Housing Waiting List.
3.3	The applicants state that they are seeking to offer a mix of both shared ownership and London Living Rent homes within the intermediate tenure. This is welcomed in principle and will support a range of incomes that would allow residents who may not be able to currently afford a deposit for a shared ownership home but who may not qualify for general needs housing to access a form of genuinely affordable housing.
3.4	However it should be ensured that any intermediate homes being brought forward remain genuinely affordable to LB Richmond residents, and to secure this the homes should meet the requirements of our Intermediate Housing Policy Statement. For clarity we would require the following; 

· That two thirds of all intermediate homes are affordable to those on household incomes of up to £50,000 per annum with the remaining third affordable to those on household incomes up to the GLA intermediate housing threshold of £90,000 per annum for shared ownership  
· The applicant/RP demonstrates affordability of sales in each scheme at an average household income of £56,200 and, 
· The applicant/RP are required to demonstrate in marketing plans prior to launching sales that two thirds of the homes are affordable at gross household incomes of below £50,000, unless agreed otherwise by the Council, to ensure lower income households can still access these homes.  
· It should also be noted that for the London Living Rent homes a maximum income cap of £60,000 is required by the GLA and that rent benchmarks are published by the GLA on a Ward basis annually. 
3.5	With regard to the London Living Rent homes proposed, this is a relatively new tenure promoted by the Greater London Authority. In practice a resident would rent the property for a five to ten year period, after which time they would have the opportunity to purchase the property on a shared ownership basis. However many providers have taken the view that residents should be given the opportunity to rent their homes in perpetuity given the costs of saving up for a deposit to purchase a home, particularly in a high value location such as this. Any legal agreement should support this flexibility to allow residents to continue to rent their home securely in the long-term.
3.6	Rent levels for London Living Rent are set by the GLA and uprated annually, using local ward information on housing prices and local average incomes. The Council’s approach to intermediate housing affordability is that that 2/3rds of the homes are affordable to household incomes of no more than £50,000pa with an average across all homes of more than £56,200pa. This assumes housing costs (including rent and service charges) are no more than 40% of net household income, net household income being deemed to be 70% of gross. By this measure a rent of £1,167 per month is affordable to residents with incomes of £50,000pa. 2023-24 London Living Rents for Teddington ward are 1 and 2-bed homes equate to £1,198 per month for 1-beds and £1,331 per month for 2-beds. This would equate to an income requirement marginally above our local targets, however the scheme remains within the target income requirement of £60,000pa for London Living Rent homes required by the London Plan.
3.7	In terms of priority it is recommended that the applicant follows Prioritisation of Applicants as set out in the Council’s Intermediate Housing Policy Statement 2018 (subsequently updated). In this case RHP have delivered intermediate housing in line with the Council’s Intermediate Housing Policy on other sites in the borough (notably at Informer House, also in Teddington).
3.8	It is recommended that any legal agreement should require RHP to submit a marketing strategy for the Council’s approval at least 6 months prior to forecast practical completion of any home and to agree to market the homes exclusively to households living and/or working in the borough for a 3 month period, such marketing not to commence prior to 6 months before practical completion. Such an approach not only helps address the identified local borough level need and demand for such accommodation but helps demonstrate to residents more generally the local benefits of new development.
4.0	Dwelling Mix
4.1	The proposed dwelling mix by tenure is as follows;
	
	1-bed
	2-bed
	3-bed


	Social Rent
	8
	5
	2

	Shared Ownership
	5
	1
	-

	London Living Rent
	3
	3
	-

	Total
	16
	9
	2


	




4.2	Local Plan Policy LP35 generally seeks a mix of housing sizes, whilst in locations close to Town Centres, encourages provision of smaller homes. Given the overall size of the scheme and the tenure proposed, a unit mix focusing the larger homes within the social rented tenure, and smaller 1-bed homes in the intermediate tenure is considered appropriate. The provision of smaller homes for shared ownership or London Living Rent will help ensure affordability and that the homes can meet the income and affordability requirements of the both the GLA and the Councils own Intermediate Housing Policy Statement.
5.0	Housing Design and Layout
5.1	All homes have been designed to meet or exceed the minimum space standards as set out in national policy guidance. Whilst nine of the homes are single aspect these all face south and are smaller 1-bed homes. All homes will provide good levels of natural daylight and sunlight and meet the relevant minimum standards.  
6.0	Amenity Space
6.1	All of the new homes will have access to some form of private amenity space in the form of patio terraces or private balconies. The homes will also have access to new communal garden facilities.
7.0	Service Charges
7.1	In making provision for both supported needs rented and intermediate homes careful consideration should be given to service charges. To note the London Living Rent thresholds set annually by the GLA are expected to be inclusive of service charges. Provision should be made in any Section 106 to secure affordability having regard to confirmed service charge levels
8.0	Wheelchair Accessible Homes 
8.1	The Councils Specialist Housing Occupational Therapist (SHOT) has provided detailed comments on the proposed wheelchair provision, based on the Design and Access Statement submitted as part of the application. In summary the SHOT welcomes the provision for M4(3) homes on the site.
8.2	In addition to the above the SHOT will need to see new plans at all stages, including detailed kitchen and bathroom plans, to ensure that Part M compliance and good practice design is maintained throughout this build.
9.0	S106 Requirements
9.1	It is recommended that the following matters are addressed in the drafting of the S106 Agreement:
· Secure the tenures of the affordable housing proposed.
· Ensure affordability of the intermediate housing across a range of household incomes and provide marketing information to show how the homes will be marketed to eligible households in line with the Council Intermediate Housing Policy Statement and Intermediate Housing Marketing Statement.
· Consultation and engagement with the Council’s Specialist Occupational Therapist to ensure that both aspects of the development meet good practice inclusive, adaptable and accessible design, including ADM1 M4(2) and (3) requirements, and particularly in relation to any additional features required with the supported housing development
· Confirmation the affordability of all the affordable homes takes account of the impact of service charges.
