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Response to Consultation on Planning Obligations Supplementary Planning Document to Local Development Framework
July 2007
Bradford Property Forum welcomes the efforts made by Bradford Metropolitan Borough Council to produce guidance which seek to provide clarity and certainty around planning obligations.

The Property Forum has the following comments to make in relation to the Planning Obligations Supplementary Planning Document (SPD).
General Comments
1. Property development is a risky business with many schemes not progressed through to completion.  The market in Bradford is in its infancy and developer confidence is by no means secure. 

2. The priority for Bradford should be to secure high quality and sustainable developments to help lift the perceptions of and confidence in the city and throughout the District.  Therefore, securing developments that use high quality materials and work well with their surrounding environment is essential. 

3. Bradford Property Forum support the principle of developing previously developed land sequentially in preference to greenfield sites.  Bradford also has a large number of historic buildings that are an asset to the city; the Property Forum supports their retention and re-use.  Both these issues are important to making Bradford a sustainable District. 

4. It should be acknowledged, however, that previously developed sites are often contaminated.  Remediation is a significant cost, and the cost of converting historic buildings is much higher then developing a greenfield site.  

5. Raising the quality of new development, developing previously developed sites and converting historic buildings all reduce the head-room to add value and provide contributions through planning obligations.  Developers must be able to demonstrate a certain rate of return in order to be able to attract funds from banks. There is a risk that development will be stifled.

6. It is therefore important to balance the requirement to contribute though planning obligations with the need to revive Bradford through exemplar development that lifts the quality of the built environment.

Specific Comments 
1. Setting out the requirements that will be sought though planning obligations through the SPD is a positive step towards achieving certainty and clarity. However:
· The SPD includes a list of 11 ‘Areas for Intervention’ where planning obligations will be sought (from page 12 of the SPD). Although it is highlighted that the list is not exhaustive or prioritised, it is not clear whether all 11 requirements will be sought for a single development or whether the specific requirements will be negotiated on a site by site basis. Either way, this has not increased certainty for a developer. 

· The SPD is not location specific. Bradford is a very diverse district and the requirements and priorities for ‘public goods and services’ secured though planning obligations will differ depending on the location. 
· In addition, requirements and obligations sought for a city centre site may be more extensive than for a rural site. This does not reflect the level of risk in bringing forward a city centre development and will further reduce confidence in the city centre market

2. The SPD seeks to secure CCTV though planning obligations. Bradford Property Forum consider that, if there is a focus on good quality design that managed the movement of people through a site and relates well with neighbouring sites, there should be no need for CCTV. There should be a presumption against the need for CCTV unless a risk assessment demonstrates otherwise. 

3. At what point is it reasonable for a developer to contribute to resolving an existing issue?  There are known transport infrastructure issues in Bradford.  

Should a developer with a site in proximity to a known ‘problem area’ have to pay to resolve these issues if they already exist?  This may lead to sites not coming forward as the developer would not want to receive what may be disproportionate costs.  

A transparent mechanism that seeks contributions proportional to the direct incremental increase a development will cause is therefore necessary.

Recommended Alternative to ‘Areas for Intervention’ – a Standard Development Contribution

1. Transparency and efficiency are important factors for property development.  Certainty about potential costs and contribution early on in the process and log with a smooth and efficient process help to provide stability and interest in the market.

2. For these reasons it is recommended that Bradford Council consider a ‘standard development contribution’ for all developments (excluding those undertaken by social housing providers) across the District.  

This would be based on an open book approach based on out-turn of values.  This will provide absolute certainty to developers of what is required, will ease their cash-flow and enable them to take the risk of developing in Bradford. 

It would mean that, if development proposals are subject to the same proportional rate of contribution, it helps to bring forward previously developed sites but at the same time ensure there is revenue to provide the public goods and services required in areas of need.  It will also enable the local authority to pool contributions and make strategic decisions to assign them to the issue of greatest priority (i.e. transport infrastructure or education provision).

3. Initially, this contribution could be set low in early years and increase proportionally over time.  This would help the market and attract developers to the city centre, further enhancing confidence to support a rise in the proportion of development contribution.  The council could set a forward programme so that developers are certain when it will increase.

4. There is also an opportunity to set a different proportional rate of contribution for new buildings above that for conversions, or for greenfield development over previously developed land.  This will further enhance the sequential approach and ensure that that Bradford develops sustainably in areas of most need.

5. English Partnerships and the Housing Corporation are advocating that in response to reducing public grants and subsidies, social housing providers need to lever more Section 106 contributions to enable developments. 
A form of development tax in Bradford would enable this to be successful.  

It is accepted that this is a step change from the draft SPD, but it could be a very positive opportunity for Bradford.  

Bradford Property Forum is willing to support council officers to develop this proposal further and drive it forward with elected members. 

This paper was prepared by Bradford Property Forum, a membership-based group of businesses and other organisations with an interest in Bradford District’s property development sector.

BPF is chaired by Linda Pollard OBE, Deputy Chairman of Yorkshire Forward.

Contact information: Mike Cartwright, secretariat, BPF, 01274 230057; info@bradfordpropertyforum.co.uk 
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