Croydon Local Plan Partial Review Consultation
Comments from the Croydon TUC Croydon Assembly Environment Forum and Local Economy & Housing Group
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 Croydon Assembly 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 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.
The Assembly Environment Forum brings together a wide range of organisations involved in  green and environmental issues including Friends of the Earth, Croydon Transition Town, Green Croydon, Croydon Beekeepers, the Green  Party. 
5.
This general comment and accompanying specific proposed amendments to the Local Plan are therefore the outcome of discussions among those with a range of perspectives.

6.
These initial comments relate to issues of:

· Sustainability

· Social inclusion and equality

· Place surveys

· Affordable housing outside the COA

7.
Many of the points discussed may not be addressable in the final Local Plan but should be part of the Council’s on-going work analysing and monitoring developments in the Borough as part of ensuring that it is meeting the objects of the Plan.

Sustainability

8.
The Forum is disappointed that it cannot find the document reviewing the comments received on the The Sustainability Appraisal Scoping Report Strategic Policies – Partial Review consultation undertaken in 2014. It is therefore unclear whether any proposals contained in submissions have been taken into account or not in the current Local Plan consultation documents. 

9.
The principles of sustainability should influence all aspects of Local Plan. The major challenges facing the Council and all the different types of communities (place, ethnicity, interests and faith) are:

· the estimated increase in population

· the housing shortage

· the increasing levels of deprivation 

· the loss of jobs in the Borough available to local residents

· the increasing stresses being experienced in many neighbourhoods experiencing a fast rate of change, and higher densities of population. 

10.
The review contained recognition of some of the details of this, but it does not adequately address the following challenges: 

· the anticipated further cuts in Council expenditure required by the Government

· the further loss of owner occupation housing (other than in new blocks) and its take over into the private rented sector

· the decisions taken by employers as to whether to move into or out of the Borough

· the decisions of property developers seeking to maximise profit regardless of whether it contributes to solving the Borough’s needs

· the increasing trend of the Borough becoming a dormitory one where most people in work travel out of Borough

· the lack of an alternative plan if the Westfield/Hammerson development does not take place or is late in completion 

· the absence of any reference to the role and potential contribution of the community and voluntary sector.

11.
While there is a need for overall Borough wide strategy policies, the challenge of applying them differs not only from ward to ward but often from different neighbourhoods  in each ward.  The Growth Plan’s recognition of the need for more emphasis on the districts and local centres recognises this and this in turn is recognised in the proposed revised Local Plan. 

12.
Recommendation 1: that the final document that emerges from the Local Plan consultation should include:

· recognition that the Borough wide strategic policies will be applied to different areas of the Borough (whether at district, local or neighbourhood centre level) in accord with the needs of and challenges faced within them;

· that  the development of plans at these lower levels must involve local residents and businesses and their organisations in order to meet needs and aspirations in the light of the differing circumstances in each area.

Social inclusion and equality 

13.
The baseline trends in para 4.5.3 of The Sustainability Appraisal Scoping Report Strategic Policies – Partial Review are:

· ‘Overall, Croydon has become more deprived between 2004 and 2010.’

· ‘All electoral wards have become more deprived relative to England, but the north of borough is generally more deprived than the south, sharing more of the characteristics of inner London than the south of the borough.’

· ‘Fieldway and New Addington wards in the east of Croydon also have high levels of deprivation, with Fieldway being the most deprived ward in Croydon.’ 

14.
The Annual Public Health report approved in 2014 contained a welcome approach looking at the assets in  Fieldway and New Addington, an important part of looking at the strengthens and weaknesses of areas officially regarded as ‘deprived’. In 2000 Fieldway was ranked 578 and placed in the worst 10% block of deprived wards, while New Addington was ranked 1,180 and placed in the 20% block. (DETR. Indices of Multiple Deprivation 2000). Croydon was given Neighbourhood Renewal status, but a very small budget compared with many of the other 88 designated authorities. It would appear that the interventions possible were not enough the make a significant difference to the adverse effects of other developments. According to Tracking Neighbourhoods. The Economic Deprivation Index 2008. Communities & Local Government 2009) it appears that in common with several other London Boroughs the percentage of Croydon’s Lower level Super Output Areas among the ‘greatest improvers’ was only 2%, the best improver % being 11%. This compared with most LSOAs in the North East of England improving between 12 and 36%. The Economic Deprivation Index ranking published in The English Indices of Deprivation 2007. Communities & Local Government 2008) then Croydon’s ranking deteriorated from 140 in 2001 to 109 in 2005 (1 being the most deprived).  A study published last year by the Centre at LSE states: ‘For example in Croydon, a highly populated London borough with pockets of extreme deprivation, NRF accounted for only 1% of expenditure, compared with 31% of expenditure in Easington, a small extensively deprived authority.’ (NRF – Neighbourhood Renewal Fund) (Labour’s Record on Neighbourhood Renewal in England: Policy, Spending and Outcomes 1997-2010. Centre for Analysis of Social Exclusion. 2013).

15.
While by no means the worst affected London Borough the % change in estimated spending power per capita in Croydon  between 2010/11 to 2013/14 was down 18%. At the same time the previous administration reduced overall spending by 13% between 2009/10 and 2013/14 with substantial changes in the mix: 

· Highways and transport services up  31%

· Social care down 14%

· Housing services (GRFA only) down  8%

· Cultural and related services down 39%

· Environmental and regulatory services down 15%

· Planning and development services down 69% 

· Central service support 26%

This despite building up £ 11,336,000 in unallocated financial reserves. (Hard Times, New Directions? The impact of the local government spending cuts in London. Interim Report. Centre for Analysis of Social Exclusion.)
16.
The Cabinet report last year on the Living Wage for Croydon states that Croydon ‘is ranked in the 100 most deprived places in the country and 19th out of 32 London boroughs in terms of overall deprivation. It has some wards with low level so disadvantage and others are among the most deprived in England’ (para 2.1), and that it faces the challenge of ‘increased deprivation with significant areas of inequality’ (para 2.2. bullet point four). 

17.
Recommendation 2: In order to better understand the challenges involved in seeking to reduce neighbourhood experience of social deprivation an analysis should be carried out of the social-economic changes in Fieldway and New Addington Wards starting with the analysis carried out for the start of the Neighbourhood Renewal programme in the Borough, setting out what the benefits were, the factors that may have held back further improvement, the current challenges and the programmes and policies currently being implemented into two wards with a view to submission to the Cabinet meeting reviewing the results of the Local Plan consultation, in case it suggests the need for further amendments to the Plan.  

18.
While there is a lot of data relating to Croydon as a whole, each ward and the local areas within each ward, it is limited in terms of its analysis. 

19.
Recommendation 3: that Croydon Observatory should have the lists of streets in each LSOA added so that people can understand socio-economic differences between different neighbourhoods in each ward.

20.
Recommendation 4: that Census 2011 information should be analysed at ward and LSOA level in more sophisticated ways.

Place Survey 

21.
The Sustainability Appraisal Scoping Report Strategic Policies – Partial Review stated that the 2008 Place Survey indicated that 77% of residents from different backgrounds say they get on well together, that 51% of residents feel they belong to their neighbourhood, that 34% of residents thought they could influence decisions in the local area; but only 16% had engaged in local activity designed to increase participation; and that 23% participate in volunteering in the previous 12 months.

22.
It admits the data limitation resulting from the Department of Communities and Local Government cancelling the biennial Place Survey, and that even if the Council continued ‘to collect similar inclusion and equality data via the “Citizens Panel” …..  the sampling and statistical significance of responses may not provide comparable data.’ 

23.
2008 was the year of the global economic crash. The standard of living of many people’s lives has deteriorated since then, due to cuts in incomes and benefits and reductions in services. This had previously been recognised earlier in the document in its discussion on increasing deprivation. Anecdotal information also suggests that many people, especially long-term residents have found the socio-economic changes in their neighbourhoods difficult to understand and accept.  The growth in private renting has increased the turnover of residents leading to less connected and stable neighbourhoods.

24.
The document suggests that the partial review considerations should:

· Ensure development contributes to reducing the higher incidence of deprivation in the northern and south eastern wards 

· Ensure development of community facilities match the changing demographics of Croydon. 

25.
While it will be difficult to carry out a survey of the opinions of a large percentage of residents, it is vital to get some idea of current opinions by running smaller scale Place Surveys in say three neighbourhoods: one which represents the most affluent, one the average and one the most deprived.

26.
Recommendation 5: that sample Place Surveys be carried out in neighbourhoods representing the typically most affluent, average and most deprived ones in order to obtain some insight into current attitudes about the quality of life, neighbourliness and civic participation.

Affordable Housing Outside the Croydon Opportunity Area

27.
In comments on Cabinet papers in September 2014 the CTUC Working Party welcomed this first stage move to ensure that the minimum requirement for affordable housing is 30% on schemes outside the Croydon Opportunity Area. Being a minimum the negotiating position with developers should be to meet a higher %. It recommended:

· that the officers inform relevant Cabinet members of the receipt of new pre-application proposals to discuss the basis on which a higher % of affordable housing can be negotiated with a view to the proposal being considered by the Planning Committee.

· that the officers make it clear to applicants wishing to start pre-application discussions that the Council’s policy is to seek to negotiate a higher % than the 30% minimum.

28.
Although the housing is called ‘affordable’ the Working Party expressed concern about what this meant and whether most tenants in ‘affordable’ housing are having to claim housing benefit, especially in view of the dramatic increase in housing benefit claimants. The number of working families on housing benefit in Croydon soared by 1,100% between May 2011 and 2014, according to figures from the House of Commons Library. With 12,610 working claimants Croydon had the most in the UK. The extra claimants  cost taxpayers £5bn by the 2015 election.

http://www.swlondoner.co.uk/number-of-croydon-families-on-housing-benefit-soars-by-more-than-1-000.  

The total amount of claimants also rose from 32,953 to 36,559 which is an increase of 11 per cent.

http://m.croydonguardian.co.uk/news/11200571.Housing_benefit_claimants_rise_by_1_000_per_cent_in_Croydon/.

29.
The Working Party recommended that the Officers should present to the next meeting of the Cabinet figures on existing provision of affordable housing in private apartment developments.

30.
We are not aware that such a report has been presented and neither does it appear to be part of the evidence documents supporting the Local Plan.

31.
Back in September 2014 the Working Party appreciated that the Cabinet was constrained in seeking a higher % of affordable housing by the agreed formula in the Croydon Local Plan as it then stood. Given that there are still aspects of the Plan which have yet to be finalised, the Working Party recommended:
· that the Cabinet give consideration to the need to propose to amend the formula for calculating the economic viability of affordable housing by taking into account the projected increases in sales and rental values that are likely to occur between the planning application stage and construction completion stage.

32.
This recommendation will need to be supplemented by a further one due to the fact that the Council ‘does not monitor house the sale prices of units in Croydon.’ (Freedom of Information reply to Sean Creighton 23 July 2013). A report by the Trades Union Congress shows that Croydon house prices rising faster than salaries, and now stand at 7.57 times above the average salary. ‘An affordability ratio of five is particularly significant, as the Bank of England has recently instructed banks to limit the proportion of mortgages they offer that are more than 4.5 times applicants’ salaries.’ The ratio is of course not as higher as Inner London nor as Sutton at 8.5 and Bromley at just under 10. TUC General Secretary Frances O’Grady said: “Over the last 16 years, the increase in house price rises in London has outstripped the increase in peoples’ pay packets. There is now not a single borough in London in which housing is affordable for those on an average local salary. “This has a massive impact on families and communities, and also on the transport system, congestion and our environment, as more and more people can no longer live near to where they work.”

http://www.croydonadvertiser.co.uk/Croydon-house-prices-rising-faster-salaries-new/story-22859460-detail/story.html  

33.
The Working Party recommended that the Council should monitor the sale prices and rentals of new housing developments containing affordable homes.

34.
The Working Party welcomed the inclusion in the paper of the Equalities Impact Assessment summary from the Croydon Local Plan: Strategic Policies.  It does not see how the increase to a minimum of 30% will help meet the specific accommodation needs detailed in the assessment.  It appeared to the Working Party that the majority of affordable housing units in schemes with planning permission or at pre-planning application stage are one and two bedroom flats. Nor does it see how the cost of ‘affordable’ homes can be afforded by without dependence on housing benefit and to meet the additional space needs of households with special needs. Nor does the paper show households in housing need are routed into new ‘affordable’ homes in developers schemes. When a housing association/social registered landlord concludes an agreement with the developer does the Council have nomination rights to assist people on its housing and transfer lists? If not how will the ‘affordable’ housing be available to meet existing needs of Croydonians?

35.
The Working Party noted that the report states that ‘There are no impacts on crime and disorder reduction arising from the recommendations’. However it does not categorically state whether there will be no increase in crime and disorder. It therefore recommended that the Officers be asked to state at the Cabinet meeting that there will be no increase in crime and disorder and that their statement be minuted.

36.
The Working Party was concerned that while there may not be an environmental impact from the inclusion of more affordable housing in schemes, the schemes themselves have an environmental impact in respect of population density, and its impact on the quality of life in developers schemes especially those based on multi-story tower blocks. 

37.
The Working Party is concerned that in para 11.1 of the Cabinet report it is stated that the preparation of the Local Plan: Detailed Policies and Proposals is the only way for the Planning Service is the only way to secure a five year supply of housing land in the medium to long term. Given the property development world works quietly behind the scenes before it announces it plans the Working Party cannot see how the Local Plan can ensure a five year supply, unless there are site specific policies which commit development to meeting the housing needs as expressed through the housing waiting and transfer lists and homelessness. 

38.
The Working Party convenor asked the Press Office on 28 August 2014 to obtain the following information:

What are the bedroom unit requirements of: 

(1)    Council tenants on the housing transfer list 

(2)    people on the Council housing waiting list 

(3)    projected population increase needs by bedroom sizes 

and what are the total number by bedroom units in all housing developments 

(1)    currently under construction

(2)    with planning permission that have not yet started on site.

39.
Drawing on Freedom of Information requests last year the Working Party set out some of the information that is known and in the public realm in the Appendix 1. 

40.
Unless the Council has a clear idea of the bedroom size and location needs of Croydonians it will not be able to assess whether the unit size and location of affordable housing in developers’ schemes will meet that need. In their reports on the proposed developments in George St and College Rd (Planning Committee 4 September the Officers appear to be accepting that a three bedroom flat will house 6 people and 4 beds eight. This implies that in addition to two parents children regardless of age and sex and adult sons and daughters will be expected to share bedrooms. This means that affordable housing is expected to be cramped from the start. This is not acceptable. Further these particular schemes are only going to be ‘affordable’ on a shared ownership basis. This may well rule out the opportunity for many in need to be able to afford these units. The case against housing families with small children in tower blocks developed in the 1970s, and, for example Labour controlled Wandsworth adopted a policy of not housing them about the fourth floor. The Working Party  recommended:
· that the Cabinet request either the Planning or the Scrutiny Committees to review how the Croydon Local Plan can be fine tuned to secure a five year supply of housing land to meet the Borough’s housing needs.
· that the Cabinet instruct the Officers to develop a report showing the bedroom size needs of those on the Council transfer and waiting lists, and how the ‘affordable’ homes being built by developers matches these in terms of unit size and location.

· that the Cabinet should instruct the Officers to develop a report setting out a policy on housing families in tower blocks, limited the floor levels families with young children can be housed, and ensuring that sons and daughters do not have to share a bedroom above a laid down age. 

41.
Taking into account the previous recommendations made the Assembly now recommends

42.
Recommendation 6. That the Local Plan formula for calculating the economic viability of affordable housing be amended to take into account the projected increases in sales and rental values that are likely to occur between the planning application stage and construction completion stage.

43.
Recommendation 7. That the Council should monitor house prices and rentals  in Croydon and clearly show the sale prices and rentals of new housing developments containing affordable homes.

44.
Recommendation 8. That the Local Plan require all applications for new housing to show how the development will meet the housing needs defined by the Council and the needs of households on the housing waiting and transfer lists and homelessness. 

45.
Recommendation 9. That the Local Plan should include a policy on housing families in tower blocks, limiting the floor levels families with young children can be housed, and ensuring that sons and daughters do not have to share a bedroom.  
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