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MO~ (REE DU X ESCEE ) For each of the following
open-ended questions, construct a closed-ended question that could be

used in a questionnaire. (159 )

(1) What was your family’s total income last year?

_ (2) How important is religion in your lefe?

(3) What do you feel ié the biggest problem facing your community?
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How can planning deliver affordable housing and, indeed, is this a
task for which the planning system should have prime responsibility?
We have seen that a planning system canl be operated to reduce the 11
price of houses by releasing a lot of land, although the extent of this i

:

£l depends on the willingness of landowners to sell their land and
builders to keep building out those sites.

The impact of planned releases of land also depends on what is
. happening to the market for housing overall. House prices are the
result of the interaction of demand and supply. New housebuilding
~ is only a part of the overall supply of housing, with the majority of l
- housing in most areas being made up from turnover in the existng -
stock. The willingness of existing OWners to put their property onto
the market and sell it at the price buyers want to pay will be a big
influence on house prices. In market downturns, this aspect of supply
often dries up and that can limit the fall in house prices.

And the demand side is a major influence on overall levels and
changes in house prices. Few people can afford to buy their home’
outright; they usually depend on long-term credit in the form
of a mortgage. The terms on which such credit is made available .
are centrally important in determining housing demand. When
mortgages are readily available, the size of mortgages is high relative
to household income and interest rates are low, then demand
will be increased and this will push house prices up. Since these
factors are tied up with national economic policy, there may be
macroeconomic reasons for keeping credit easy and cheap and this -
will work against low house prices. In such circumstances, releasing

" {and:for housebuilding will generate profits for housebuilders but is
unlikely to reduce house pricés substantially, because of the pressure
of credit-fuelled demand. ’

But this is only relevant where owner-occupation is the dominant
housing tenui:e. In England, about 70% of households were in owner- i
occupation n 7007.2 For such people their home is not only a
place of shelter, safety and a means of expressing their identity, it is
also an investment and 2 source of financial security (or loss). Not
A1l countries have significant Jevels of owner-occupation and this
makes a big difference to how housing is viewed.

In a country where owner-occupation is the norm, then lower
 prices may be beneficial for people trying to enter the housing
market for the first time, but it represents 2 loss in the capital value |~
of the most significant investment made by most households. Indeed
many households enter the housing market in anficipation of this ___
asset — their home — appreciating in value. They are understandably -
reluctant to see its value go down. In 2 country with high levels of
~ rentingin the housing sector, the demand for new development will
come from potential landlords, the buy-to-let sector and housing
:nstititions of different kinds. For this sector, falling development

prices mean falling rents and this is to the benefit of households; it

-is the existing Iandlozds who feelthepain.— —__ — e EE




Butlower housing prices and rents are not the same as falling prices
and rents. For low prices and rents (relative to household Income)
to become an established feature of housing markets, there would
need to be adjustments in building and land markets. Technological
change and economies of scale in building materials, components
and methods might drive construction costs down, which could lead
to low house prices becoming the norm. Alternatively, adjustments
in the land market (due to taxation, regulation or legislation, for
insfa.nce) could alter relationships between developers and landowners

so that land prices fall to new lower levels and stay there. Indeed,

without such measures to keep the price of residential development

land at low levels, affordable private sector housing is unlikely to be

achievable, L :
All of this reinforces the point that manipulating the planning
system as a way of achieving affordable house prices is a difficult policy

to pursue successfully. It is an approach riven with contradictions,
- particularly in countries with high levels of owner-occupation and

where housebuilders have looked to development gains for part of

+ their profits. In any case, relying on the private sector will never meet
the housing needs of all sectors of society in terms of providing an

affordable, high-quality dwelling for all households.

To meet this social goal effectively, there needs to be investment :

in subsidised housing for rent through the public sector or the
third sector. This is the remit of housing policy, not of the planning
systemn, although innovative planning policies can encourage more
social housing. This has been the case in England, where planning
policies have required a percentage of houses built in a development
to be affordable, that is, sold at lower prices to certain public sector

workers, sold on a shared ownership basis or available to rent through

a registered social landlord.? New government policies will seek to
encourage the continued provision of affordable housing by giving
local authorities an additional sum of money at least equivalent to

the current property tax for each affordable house built.

- However, the delivery of affordable housing depends not only on
the allocation of sites but also on the subsidies to the providers of
such housing. Thus partnership between planning and housing policy
to provide adequate subsidy to the social housing sector seems the
best way to ensure that everyone has their human right to adequate

~ housing met.
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