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22nd January 2020

Dear Sir/Madam,

Re: Stroud Local Plan Review

This letter includes the formal comments from the National Custom & Self Build Association
(NaCSBA) to the Stroud Draft Local Plan Review Consultation.

NaCSBA's mission is to substantially increase the number of people able to build or commission
their own home and they believe that opportunities should arise for prospective self and
custom-builders through the Local Plan process.

Custom & Self-Build

Current custom and self-build (CSB) policy in England has evolved over the last 5 years with the
Self-build and Custom Housebuilding Bill, receiving Royal Assent on 26 March 2015. The Bill is now
an Act of Parliament. This Bill seeks to establish a register of prospective custom builders who are
seeking a suitable serviced plot of land and requires LPAs to keep an up to date register of
people within the district that wish to build their own home. NaCSBA are pleased to note that
Stroud District Council do keep a self-build register which prospective self-builders can sign up
to via the council's website.

The Right to Build legislation clearly demonstrates how the government intends for LPAs to
respond to the requirements set out in the NPPF when drawing up new Local Plans. LPAs should
take a proactive position to providing land and should undertake rigorous and effective
evidence gathering to measure custom and self-build need in their districts. And LPAs that do
not do so can expect their Local Plans to be found unsound at examination.

The Housing and Planning Act 2016 conferred on LPAs the responsibility to:

“Give suitable development permission in respect of enough serviced plots of
land to meet the demand for self-build and custom house building in the
authority’s area...”

The Act established that evidence of such demand would be provided by registers which LPAs
are required to keep in accordance with the 2015 Self-Build and Custom Housebuilding Act.

Paragraph é1 of the revised National Planning Policy Framework (NPPF) sets out the requirement
for Local Planning Authorities (LPA) to plan for a wide choice of high quality homes to support
sustainable communities and provide greater opportunities for home ownership. It goes on to
state:



“The size, type and tenure of housing needed for different groups in the
community should be assessed and reflected in planning policies (including, but
not limited to, those who require affordable housing, families with children, older
people, students, people with disabilities, service families, travellers, people who
rent their homes and people wishing to commission or build their own homes).”

Furthermore, the NPPF makes clear how small and medium sized sites can make an important
contribution to meeting the housing requirement of an area. The identification and promotion
of small and medium sites as per the NPPF paragraph 61 can be promoted in order to support
the needs of custom and self-builders.

Recent appeal decisions such as a proposal for the erection of up to 5 self-build dwellings at
The Meadows, Bromsberrow Heath, Ledbury (APP/P1615/W/18/3213122) have highlighted and
confirmed the weight that should be afforded to self-build as a material consideration in
determining planning applications, which in turn demonstrates the importance of CSB in
housing delivery.

As a consequence of the policy and guidance outlined above, it seems clear that LPAs have a
duty conferred upon them to actively meet the needs of those wishing to build their own
homes.

CSB in the Stroud Local Plan

NaCSBA is pleased to note that the Stroud Local Plan Review (SLPR) makes reference to custom
and self-build, and in particular in the key issues section at the beginning of the plan. Indeed,
Key Issue 16 acknowledges that providing opportunities for self-build/custom housing, smaller
sized developments and new models for housing delivery will help to diversify and stimulate the
housing market.

NaCSBA has some concerns therefore that in actual fact the policies contained within the plan,
although on the surface may appear progressive and supportive of custom and self-build, will
not actually do a great deal to increase the number of self-build opportunities provided within
the district.

NaCSBA is encouraged to see that the emerging plan includes a policy relating specifically to
custom and self-build, however it is concerned that, when analysed in detail, the contents of
Policy HC3 will not actually lead to delivery of the types of self-build opportunities that those
who wish to build their own home are looking for. There is also no guarantee whatsoever that
the policy will lead to an increase in the provision of custom and self-build opportunities.

Firstly, the policy states that:

The Council supports the provision of self-build and custom build dwellings
within seftlement development limits and single plot affordable self-build and
custom build dwellings adjacent to settlement development limits.

This part of the policy will do nothing to encourage the delivery of any additional CSB homes
over and above what would come forward if the LP did not include a policy relating to self-
build, as residential proposals within settlement development limits are already supported by
policy CP3. This part of the policy acts simply as signpost at best to the fact that CSB (along with
all other housing types) are generally supported within settlement boundaries. NaOCSBA fails to
see how this part of HC3 will do anything to increase the level of CSB provision. Indeed, it can
be argued to simply be a repetition of the content of policy CP3.



Secondly, the policy states that:

In addition, at strategic sites allocated within this Local Plan and in addition
fo the affordable housing component, a minimum of 2% of the dwellings
shall be provided as plots suitable for self- or custom-build in order to meet
Government aspirations to increase self-build developments, subject to
appropriate demand being identified.

Again, whilst the intention to increase the level of provision of CSB opportunities is broadly
welcomed, the detail of the policy does not bear scrutiny in terms of how effective it is likely to
be. Self-builders do not generally want self-build plots on large estates. One of the primary
reasons for self-build is to be able to construct a bespoke home on a bespoke ploft.
Furthermore, the policy ‘expects a minimum of 2% of plots to be provided as plots suitable for
self- or custom-build, but clarifies that this is subject to demand. However, it is not clear how this
demand will be measured, nor on whom the responsibility will fall to identify the demand. There
are issues of course with the lack of a demand measuring tool for CSB as well as with
developers being potentially responsible for identification of that demand.

Other than Policy HC3, CSB is mentioned also in Policy CP3. CP3 is a detailed and informative
policy which explains in which type of settlement, and where within those settlements different
types of housing will be supported. Stroud BC is to be commended for such a comprehensible
policy and for way that the policy is articulated visually in the plan.

However, as with policy HC3, NaCSBA is concerned that the policy does little to encourage an
increase in the provision of CSB within the district. ‘Market’ CSB is identified within the policy to
be encouraged only in areas where other market housing is encouraged, so doing little to
increase provision compared to current rates. CSB is encouraged in ADL (adjoining
development limits) areas, but only where it represents affordable self-build. There are some
very successful rural exception policies within local plans that provide good opportunities for
those who wish to pursue affordable provisions, however, the audience numbers are relatively
limited.

It is considered that there opportunities to be innovative and allow a greater degree of
flexibility, as in other local plans, policies are being infroduced to facilitate the provision of
‘Market’ CSB on small sites, below 5 and medium sized sites of between 5 -20 developments
which are contiguous with adjoining settlement limits, where services exist thus ensuing
sustainability. NaCSBA considers that communities are more supportive of new well designed
sustainably built dwellings for people on the self-build register who want to invest in their
community and build a home for the long term.

CSB is a significant investment, and one for which individuals cannot afford to complete the
build process only to find that their asset is restricted in value. As such, once again, it is
considered that the reference to CSB in this part of the plan will do very little to increase
opportunities for those wishing to build their own home.

In order to meet the requirements, set out by national policy, it is important that the Local Plan is
proactive and progressive in the area of CSB. It is not considered sufficient to simply include a
policy that simply states that the LPA will ‘encourage delivery of building plots for custom and
self-build, and percentage requirements on large sites are not considered appropriate for the
vast majority of CSB demand.



Instead, in order for the plan to be considered to be positively prepared and Consistent with
national policy it must demonstrate specifically and in some detail how it will ensure that the
needs of custom and self-builders are to be met.

Recommendations

There are a number a different policy mechanisms that could be employed to ensure a steady
and sufficient provision of CSB opportunities within the District, which would mean that the plan
could be considered to meet needs of those wishing to build their own home, including:

e Rather than just requiring 2% of units on large sites to be CSB, the LPA should seek to
allocate small to medium sized sites of between 5 and 20 units specifically for 100% CSB.
Self-builders would rather build their own home on a small/medium sized site with other
bespoke self-build homes than on the corner of a large housing estate. A number of
these sized developments around the district could be more in keeping with the nature
of communities in which Custom and self-builders wish to live.

e Policies CP3 and HC3 should be amended to support the provision of single plot custom
and small fo medium sized CSB proposals in the identified ADL areas, where the
development of an area of land would constitute rounding off and where it will not result
in an unacceptable protrusion into the open countryside.

These two alterations would, in the view of NaCSBA, result in more appropriate CSB
opportunities being delivered over and above the existing approach, allowing a broader
offering of opportunities to be provided for CSB. It will result in attractive small /medium scale
sites specifically identified for CSB being delivered and it will create a small number of plots on
which CSB is deemed appropriate but on which regular developer-led proposals would not be
acceptable, without adverse impacts upon the setting of the edge of the town or the open
counftryside.

It is considered that in order for the plan to be considered Positively prepared and Consistent
with national policy at examination, it will be necessary to include both of the above
recommendations in order to demonstrate that Stroud District Council is serious about seeking
to meet the needs of those wishing to build their own home.

Please contact me if you require any additional information.

Kind regards,

(Managing Director of Foxley Tagg Planning)

This representation has been prepared on behalf of NaCSBA and ifs supporters, who are listed overleaf
and comprise businesses and organisations in the custom- and self-build sector.



&

BAUFRITZ'

WIR BAUEN OESUNOWEIT

rationel

WINDOWS & DOORYE
*’:ﬂnucrunm
TIMBER ASSOCIATION
&= adm systems
Aresh air by desage

BARTON
WILLMORE

Benﬁ)é'ldE

Low Energy Buildings

@) British Gypsum

ecodan

JEWSON

sBRC

T Matiora Sk B & Flercvation:

T
SAINT-GOBAIN

i[c-[al home
m AIIar! Fopﬁgld Architects

Building
® Society
olsover

v Ecology

JE& Speedfit

scotirame

timbar frame | ong

BaumanLyons

BONDSTONES

FBuILDBASE

BUILDING & TIMBER SUPPLIES

Genau mein Zuhause,

© Polypipe

Buckingpq n_j§hi_rg 2

BUILDSTORE

===
FOXLEY
TAGG

PLANNING LIMITED

&Renovating

Landform

stralegic land
development

i

ADAMS

oesn arcniceCes

BecoWwallform

BUILDING FOR THE FUTURE

Builda,
~iDream

|Self Build Association




Catja de Haas

concept2

DD i

ARCHITECTS  ==%%

-

ecomerchant 2% # coomofive

f— .

E ave
Eco steel glatthaar | || fertigkeller®
I'e.'?'HE)( HOUSE

i s
idealcombi

Landsync Ltd

I | -1

— .
Build Tomorrow's Home Today

LUCAS FETTES

NORRSKEN

— 1
e— \
S —
S ———
S —

e =

OAKW&RTH

PLYMOUTH

CITY COUNCIL

North & Middle Pill
Land Consortium

“TVCDireet,

Jl1a1. poBanT:

CHARTERED SURVEY

o
'y
]

BROTHERS

Fidelitas

2 e © )

<~ Goldcrest

) AN

LABC

—
LEAPER

M..

architects = surveyors

MOSS Tt

ProAktive

vwICYNENE

Cheshire East

W Clifton Homes
Council¥
czera

D&M HOMES

aasyselbuild
building made sasy

evon

T
. =) EXxpat
I/EII_I_'!’P_O‘!I_I‘I;I?EC lifeplan

N FRAME
Flight TECHNOLOGIES

Homes SELF-BUILD TIMBER FRAME

The Evolution of Insulation SEVICES

HUDSONArchitects

| | KeTLEY | |
B e B

Bricks, Slips and Pavers

LANDSTROM

and Logic

LIVED /!

LOVELL

7z (Nemelton

building society

i assivhaus

Trust

The UK Passive House Organisation

paul testa architecture

ARAY VINCE

Renovate j Me
ECO |SELF BUILD



N\
/ Saffron

Suvish

®
BUILDING PRODUCTS

Wil

architects

}

Q
zeh“b

THOMES

Self Build, Swedish Style

South Gloucestershire

Council

FHSIPS  Solar Plants ‘

SOLO
TIMBER FRAME

stoke »
ontrent
: P
Te[l_QW King ) thermohaus
PLANNING
Pd UREANCURVE  UTban mesh \VEI“I:IEEI:

Al

OAKLEY ORCHARDS

YORK
Handmade




