Appendix A

How can ELDC help improve design, choice, and
quality of new and existing housing in the

district.
Panel Members:
Councillor S. Campbell-Wardman; Councillor T. Howard;
Councillor P. Rickett; Councillor Dr. D. Mangion;
Councillor R. Cunnington; Councillor P. Smith (Chair)

Councillors C. Dickinson and S. Harrison served on the panel initially having also served
on the previous scrutiny but had to withdraw but made significant contributions during
the early weeks.

Objectives and Key Issues:

“East Lindsey District Council is committed to ensuring that suitable housing is available
for all its residents.

There is a need to look more closely at the design of estates as well as individual houses
in order to help preserve and develop communities. This includes the need to consider
issues such as sustainability, protection of green spaces, and recognition of heritage sites.

It is recognised that national planning policy can sometimes limit what a district council
can influence, particularly in areas such as adopted minimum standards and the panel is
encouraged to look into ways to support local development within those limits.

A Housing Strategy for the authority is vital to ensuring that ELDC have a clear vision for
the district, incorporating issues such as green homes and the drive to carbon efficiency.
It is hoped that the report and recommendations from this and the previous housing
scrutiny panel can clarify the council’s aims and feed into the development of a Housing
Strategy.”
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1. Introduction

This scrutiny leads directly out of a previous scrutiny process on Addressing
Housing Standards and comprises of a body of councillors who took part in, or had
in interest in, that previous scrutiny process.

We were warned by officers in our first meeting that we should reduce the scope
of this scrutiny; that dealing with all of the elements and facets of quality and
design, or even defining what we mean by those terms was too wide, too
multifarious, and too amorphous for a single scrutiny to get a handle on. However
this scrutiny, following the previous phase of housing scrutiny, was explicitly rolled
together from two other planned scrutiny panels, because the issues around
housing, planning, quality and design, in bringing forward enough suitable and
sustainable housing are precisely so many and so intertwined and interdependent,
that to try an solve one element, one aspect, without looking at all the issues in
the round, provides too narrow a view, encourages short term solutions and
invites unintended consequences. This we wished to avoid.

We were also warned at the end of the preceding council - by the leader of a
neighbouring council who are slightly ahead of us in tackling these issues - that
we should expect pushback from officers who will see a radically different aim to
their working as impossible, impractical, or unachievable under the legislation they
are used to working with. We were also warned here that without an informed,
committed, and united political will across our council, we were unlikely to
motivate our officer corps to find the solutions our residents clearly need, a
sentiment that was then echoed by officers, developers, and other industry
professionals we spoke to in this phase of scrutiny.

Our officers were of course in many ways correct — with such a wide scope we
have not the time, the resources, or the specialist experience to answer every
detail and issue of housing design quality, but neither do we need to. The panel
have heard a broad range of evidence once again, from our own officers, from
local developers: builders, commissioning organisations, architects, and from
external councils, charities and planning departments - and have allowed this
report to be led by the issues and problems, both existing and imminent, that we
face in our region and our recommendations form broad responses to these based
upon the experience of our withesses and the policy tools utilised elsewhere to
solve similar issues. The issue is not that we need to change the minutiae of the
local plan, of planning decisions or policies; it is not the way we work that we need
to change in many cases, but the reasons for that work, the goals that work seeks
to achieve. Officers’ fears of ‘reinventing the wheel’ in terms of process is in some
ways misplaced - misplaced because we are effectively no longer in the wheel
business. The homes we have aimed to bring forward in the past are no longer
the products we need or desire and largely cannot be ‘reinvented’ to fit future
needs and standards, and without significant stimulus developers will not bring
forward the new products we need, because our current system, its aims, and
goals, works perfectly well for the old product. Itis in the interests of the council,
of our residents, of the environment and of the developers themselves (if they are
to remain viable businesses) that the council force this issue.

Currently homes are being built which will no longer meet current minimum
standards by the end of the period of the current local plan, and whose useful life
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will not extend to the end of the mortgages they are bought with. We must
consider the redundancy rate of the properties we approve when we seek to fulfil
our housing quotas.

Our central aims in planning need to shift from the primacy of quantity - bringing
in the number of homes required to fill our housing allocation no matter how short
term those gains in stock may be (and it appears coming legislation may reduce
the onus upon housing need/allocation); and shift the primary goals of our
planning to ensuring the useful lifespan of those homes and viability in the longer
term; their sustainability, long term affordability, lifelong suitability, and good
infrastructural support. Homes that are energy efficient to the highest, not
minimum standards; homes which not only provide a roof over people’s heads,
but which are affordable and sustainable to power and heat; Homes that form
communities that are self-reliant in power generation and resilient to not built
around soon to be extinct fossil fuels with spiralling costs; homes which are well
built and take advantage of modern construction techniques, not which are
complacently built in familiar ways and then patched up by developers to reverse
over the line toward building regs compliance.

Some of our officers have suggested that the highest standards may be acceptable
in Surrey, but undeliverable in ELDC - but the needs of our residents, in terms of
quality, security, efficiency, and sustainability are no different to those in more
affluent areas in the south, or indeed in our neighbouring authorities who are
already tackling these issues; our residents deserve good quality housing and
well-designed developments and it is our responsibility as a council to find the
mechanisms through which that first rate housing can be delivered here. While
there may be a risk of local standards making ELDC an uninviting place to build
for those wishing to develop low quality housing while low land values make it a
less viable location for higher quality designs and so developers move elsewhere,
the obverse is also true: If ELDC stick to National minimum regulations while
surrounding and similar authorities shift to tighter regulation, then we become a
sink, a target for low quality developers unwilling to adapt to the times, with poor
consequences for our housing stock, and seeding greater problems for the council
and homeowners in the near future.

Some officers and councillors have opined that the recommendations here
represent ‘purely aspirational’ goals, on a personal level as Chair, I would like to
say — what is wrong with aspiration; if we don’t aim for the best for our residents,
we will never achieve it. But our officers’ feelings on the achievability of our goals
reflects badly on us as councillors, as it is political will that achieves those
aspirations, and our officers do not see it coming from us, and they do not see it
reflected in their budgets. If we want to see these changes, as other districts have
shown can be done, we need to be prepared to pay to make it happen.
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Recommendations

1. ELDC will set local energy efficiency minimums above and beyond the
minimum standards required by building regulations, in line with its carbon
commitments. This commitment will be a clear and central part of the
reviewed Local Plan. (pg. 16 of report refers)

2. ELDC will adopt a ‘Fabric First” approach and look to encourage new build
homes to be of as high a standard as possible to minimise the need for and
facilitate retrofitting in the future. This ‘Fabric First” approach will be part of
the Local Plan and help inform our policy and decisions. (pg. 20 of report
refers)

3. ELDC needs to complete work to assess the changing fuel needs of ‘off grid’
homes, and the supply implications of their potential shift to grid electricity.
(pg. 23 of report refers)

4. The Local Plan will consider a Supplementary Planning Document (SPD)
detailing how building layouts are to be planned to maximise solar gain and
the functioning of PV (Photo Voltaic), as well as the consideration regarding
additional space required for other renewable technologies. (pg. 7 of report
refers)

5. Builders and architects will be supported and encouraged to ensure home
interiors and landscaping are designed for accessibility for all, in all homes
- providing homes for life without recourse for major adaptation. (pg. 18 of
report refers)

6. We need to embed the needs of enforcement into our planning system, with
planning, building control, and environmental officers coming together to
work with planning policy to ensure that the standards we require are able
to be enforced. Our policy must be rooted in enforceability and compliance
as officers need to be central to our planning not a follow-up service. (pg.
18 of report refers)

7. In the longer term ELDC will seek to investigate in local community heating
and resilience projects (e.g., Geothermal heating systems, community
generation and battery storage) and lead on these where they come
forward, both on a small and large scale, and encourage this where
possible, particularly in managed builds such as social housing
developments. (pg. 22 of report refers)

8. ELDC will seek to work with partners to help evidence the need for training
and retraining in retrofit work. (pg. 16 of report refers)

9. ELDC buildings will be, as far as possible, exemplars for higher building
standards. (pg. 16 of report refers)
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10.ELDC will consider the feasibility of returning to house building / mixed
stock holding to balance and influence our local market. (pg. 16 of report
refers)

11.The Local Plan should be as simple and navigable as possible by both
residents and professionals. We recommend a summary of each section of
the plan, which would act as a simplified plan / user’s guide. (pg. 12 of
report refers)

12.ELDC will seek to provide more assistance in writing neighbourhood plans.
As officer time is limited, we suggest it could be achieved through a peer
support network, co-ordinated by ELDC and working alongside other
organisations and authorities. (pg. 12 of report refers)

13.Ensure neighbourhood plans are not overlooked or ignored by making the
links between neighbourhood plans, the Local Plan and the planning process
more clearly understood. This will include communicating the needs within
neighbourhood plans to external partners such as LCC. (pg. 13 of report
refers)
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3. Aesthetic design of buildings and communities.
Issue 1 Design certainty for developers

Our officers, architects, and commissioning housing providers both suggested that
developers were reticent to innovate in their designs for fear of facing hostility
from communities they build in, and rejection by local planning rendering tailored
planning for sites and communities an unnecessary cost; and that lack of guidance
in local plans and their impenetrability or abstract nature were in part to blame,
leaving only ‘what has been built before’ as a guide to acceptability. Endless
building to a simple blueprint (or the current habit of a mishmash of established
designs) can partially be explained through the commercial expedience of
production streamlining and economies of scale, partially through a ‘if it isn’t
broken, don't fix it’ laziness. And for developers, their products - which they only
have a responsibility towards the functioning of in the very short term - is not
broken.

Developers are of course responsive to what sells, but with a very homogenous
product range in the area, that what sells is that which is available becomes a
circular argument. We heard anecdotal evidence from witnesses as house buyers
/ owners suggesting that types of homes they were looking for when buying in the
area were not available.* These included ‘modern’ and ‘non-traditional looking’
homes, single story dwellings, and homes with an emphasis on environmental
sustainability; but in turn these buyers of the last ten years had been told when
asking for these types of properties that there was no call for these locally, despite
the evidence of their own request. The panel did hear however, that developers
have called in architects to redesign later phases of building in large developments
on the outskirts of Grimsby, in response to increased requests for buyers for
‘greener’, low carbon homes.

Developers suggested that design guides helped them in building what the
authority found acceptable. However, both architects and officers felt this can
lead to similar ‘of the shelf’ building habits, albeit with the product designs coming
from the planning authority’s shelf not developer’s, rather than encouraging
tailored and suitable development for an area or community. Some examples
were put forward - for example the recent design guides for communities in
Norwich and on the outskirts of Hull, which give a flavour of preferred design
elements, but which also leave room for creative and responsive design - giving
architects and developers a brief or toolkit rather than a restrictive model, allowing
appropriate coherent developments with their own character, but fitting with
existing communities and vernaculars, and allowing some stipulation of social
green space and incorporated connective environmental corridors.

We did hear very positive things about developers and investors from Saffron Lane
Neighbourhood Council, a small community developer in Leicester, who have
commissioned a couple of social housing developments to Passivhaus and other

*We did not hear from prospective buyers / estate agents per se, and to have done so may have been useful if
we had really wanted to understand what buyers are looking for in East Lindsey, rather than what they find. If
proscriptive design guides are something the council seeks to implement at some point, then hearing from this
slightly difficult to find group would be useful.
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exacting environmental standards - Saffron suggest that there are many investors
keen to lend money for sustainable housing, and that once the money is available
there are plenty of developers keen to build to any standard from first principles
for that money. Removing the uncertainly for the developer was key.

For Saffron Housing, key to their relationship with the local council and housing
associations with which they work, is that they retain ownership of the land, and
the homes they build are leased to those organisations on 125year leasehold,
providing the community council and the wider community these homes are set
within with a regular income to manage local resource centres and other
community management projects. It also protects the community from its
housing revenue being lost. This sort of feedback benefit to wide communities’
help-integrate and mitigate developments.

Similar quid-pro-quo arrangements frequently work in Europe with community
heating schemes, renewable energy generation etc where the benefit of common
amenities built for and into new developments are shared with the wider
community. While there is no reason why such schemes shouldn’t work in this
country, they are highly uncommon, and the culture of shared management is not
one that is wholehearted grasped - as the maintenance of unadopted roads and
lighting, commonly managed public spaces, and drainage systems, are testament.

“Design innovation can be driven through planning authority
competitions for developers. This can force uplift in design and build
quality more generally through competition.”

Local developers all saw competitions for developments - like that at Saffron
where a piece of land is put forward by the council and developers tender for what
would best go on the site - as a positive way of pushing new types of development
where the vagaries of the planning system are somewhat reversed and so easing
pressure on developers. This is particularly attractive to regional developers
seeking to innovate. It gives the authority and local communities agency in the
opportunity to choose a development from a range presented by vying designers.

It is important that new developments fit into, blend with and function as part of
the communities they sit alongside, as outlined in the National Planning Policy
Framework. But developments should also have a coherent but complimentary
character of their own, rather than being ersatz versions of period homes. Our
architects felt, perhaps unsurprisingly, that for this to be successful development
design had to be architect led and driven - and the panel to some extent agreed
with this, but how it could be widely adopted / achieved. We also heard from
architects and a commissioning housing charity that through use of ‘good’
architects from initial site and building design, much of the perceived additional
costs of tailored building and additional efficiency could be ‘designed out’ before
the build stage, but this relied upon understanding the needs of the site, the
developer/authority, and the community from the outset of design.

Recommendation:

Local plans are reasonably proscriptive in themselves, we should avoid being much
more proscriptive that, but our design guidance could form a simplified
guide to those proscriptions we need locally to protect quality and form a
guidance brief for designers, not design itself. Indicating what is likely
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to be acceptable where but giving the freedom for appropriate design
innovation and encouraging local community input and influence from
existing local architectural traditions and contextual community and
landscape features. If we have aesthetic design guidance, as formal design
guides or informally, or forming part of Neighbourhood Plans, these should be live
documents, which can be flexibly updated, not only with evolving legislation, but
also emerging local good practice.

It will be important to encourage communities to think about the ways they might
manage the changes to the look of their communities necessitated by retrofitting,
as well as that of new building. Whether this is attitudes to external thermal
cladding and render, inline PV on rooves, establishment or maintenance of green
corridors and access routes to green and open spaces, or the positioning of parking
/ charging spaces for cars. Similarly, where the council do seek to be proscriptive
in terms of efficiency standards these too must be swiftly updateable and
enforceable, with evolving legislation, technology, and good practice.
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Issue 2 Design’s acceptability to communities

The panel did not hear from communities that have experienced development but
did hear from officers and developers about their experience of community’s
reactions and objections to, and demands of development, and from community
organisations which had developed their own housing. Councillors also discussed
their own experience of development in their communities.

Communities often feel that the types of housing brought forward is inappropriate
or unsympathetic, in terms of style, scale, density, sustainability and location -
this is exacerbated by certain elements of the planning process. Communities
often first hear of developments when a large planning application appears at the
council apparently as a fait accompli, with no liaison with the community or
assessment of the community’s housing needs, no real attempt to give the
development a function within the community other than as a dormitory and no
real attempt to integrate that development into the existing community. The
structure of the planning process: of pre-application discussion with the authority,
application and posting of planning notice, to some extent exacerbates these
feelings.

The alienation of communities from the planning process is manifest. Where
residents are interested in the process, the local plan, it’s ancillary documents and
processes of realisation are huge in quantity, labyrinthine in detail and operation,
and frequently obtuse in language and meaning. A selection of these documents
was given to panel members by planning officers as essential reading for this
scrutiny, councillors are of course already more familiar with the planning process,
the local plan and council policy documents through their work as councillors than
lay members of the public are. However, all panel members found this reading a
challenge, in the sheer quantity, but most importantly in its impenetrability and
obtuse style. Two members of the panel, both experienced councillors with much
experience of planning in the past, felt they could not take on the workload of this
scrutiny because of this. I hope that this outline reading was not given to the
panel in order to ‘warn us off’ or ‘blind us with science’, but it certainly had this
effect, and we lost two valuable colleagues as a result. However, the difficulty of
these documents was itself enlightening - as illustrating the impediments to
community engagement with planning even when the will to engage is there.

Frequent complaints around lack of community engagement include -

e Development is in the wrong place (sometimes the wrong area of a town or
village, sometimes in the wrong town or village, period).

e Development is not of the type the area needs.
Development is trying to meet a need already fulfiled by other recent
development

e Development draws to heavily on community resources / infrastructure or
reduces local resources such as accessible green space.

e Development does not add sufficiently to community resources

¢ Development sits alongside the existing community, separate without being
integrated into and having a function in or for the community.

e Development is out of character in terms of density, aesthetic design, scale of
development.



ELDC Housing Scrutiny Report 2022

Some of this stems from a failure to engage local communities in the process of
devising the local plan, and in particular the outlining of potential development
sites. The impact of the local plan is so very abstract, even to parish councils,
that engagement in consultation processes is incredibly low. The monolithic
nature of the evidencing, writing, publication, and implementation of the plan also
means that those who may have engaged in the process, may well have left parish
councils or the community by the time a development in the community comes
along. It also means that the evidence on the ground may well have changed
since the plan was made, and the plan contains no contingencies for such changes,
i.e. where two or three possible sites in an area have been earmarked for
development it becomes difficult to significantly alter these if housing need or
sustainable balance has already been met by other local development; or to
prioritise one preferable site over another (building on an outlined green field site,
rather than another brownfield one) leaving the preferred site undeveloped.

Where a housing need is identified within a community this is often brough forward
separately to housing ‘imposed’ by the local plan for wider district growth.

Involvement and consultation with the community from the design stage is
important in both large and very small-scale developments if they are to be
acceptable to and benefit the communities they sit within. Architects and planners
agreed that this was important for successful developments and led to better, and
more affordable (see above) developments; conversely developers are apparently
resistant as they see it as an additional cost, and an unnecessary additional step.
There are a range of evolving pre-design protocols and tools adopted elsewhere,
from community development design panels, to ‘ludic solutions’ — design games
to be played out by community volunteers to influence the shape of new
development and foster understanding of the process. Whatever solution is
adopted, methods of better engagement in the planning process generally,
and early community involvement in development planning need to be
adopted. On the most basic level, many unpleasant neighbour disputes and costly
planning battles could be avoided by simply getting the interested parties round
the table from the offset and finding middle ground ahead of planning application.
This is not a job for local government to manage and oversee, but it is something
we could place within our guidance, and ELDC could make clear that it is the
expectation of the council that applicants have liaised with their
communities ahead of application and that a failure to consult may be a reason
for rejection in the short term.

There is often a contradiction between what communities perceive as their housing
gaps or need, and what developers deem there to be a demand for — for example
the call of small communities for bungalows, where numbers or large homes are
occupied by aging residents, keen to downsize, but wishing to remain in their
communities (issues identified by Homes for Independent Living) and with such
properties in short supply and selling at a premium, but an insistence by
developers that there is little demand for single story dwellings and that they are
unviable. Similarly, developers argue that modern methods of construction (MMC)
or prefabrication are not popular with buyers or communities because they are
misunderstood and aesthetically ‘too modern’. If developers are not using off the
shelf designs for their housing, the homes built using MMC can be as flexible in
design as any construction method and can reflect their surroundings just as well.

10
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As we heard in the previous scrutiny, all of these things should, in good practice
be standard, but developers with and established method will push back inclusion
of social housing, accessible features, environmental features and energy
efficiency, citing these features as unprofitable and the homes economically
unviable, and will inevitably cite community consultation as another step to
unviability. However, such homes are themselves unviable as homes in the long
term.

Increasingly we see management for communal space and facilities left to
homeowners, and responsibility for these is a concern for communities before and
after development. The long-term management of suds and other drainage
schemes is a particular source of concern. But responsibility for public spaces on
new developments, for fence boundary and footpath maintenance, grass / hedge
cutting, litter picking and public waste bin provision / collection, and street lighting
are frequently left to householders without any sustainable management structure
being put in place, and responsibility (or expectation) for these functions falling to
parish councils, developers having washed their hands of the development. There
needs to be a robust process where the establishment of agreed responsibilities
and management structures for common assets form part of the conditions of
builds and that these have been seen to be put in place before developments are
signed off. As we move more towards use of communal pv in developments such
as flats, but potentially across other housing types, this becomes all the more
important.

11
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Issue 3 Bringing forward Neighbourhood Plans

Some of these issues of consultation, design and regionalism (issues of housing
need - bungalows vs. executive homes, social or family housing, the need to keep
homes for local families; or issues of ‘good fit" or ‘*habitus’ — through use of tile
over slate, front gardens and rear parking, particular render types, consistency in
pavement and verge types or building shapes that echo existing forms) could best
be taken up by neighbourhood plans, and there seems to be a desire at a national
level for these to take some of the burden of local planning, design variation and
housing strategy.

However, this is clearly an approach with urban populations in mind, and there
are few of these plans in the district and the process of creating such a plan is
currently beyond all but our largest settlements, while it is smaller communities
where change of character is proportionally greater, and lack of infrastructure felt
most keenly.

For local residents, often not even members of the parish council, to take on the
take of surveying their community and writing a plan. A process that was
envisaged in legislation to take one to two years, locally has taken a decade.
Neighbourhood Plan committees report taking on their task with enthusiasm and
then feel abandoned, set adrift and alone in a mire of confusing regulation and
documentation, only seeming to be advised when they have committed some
unknown faux pas. An onerous, lengthy and time consuming, thankless,
demoralising, confusing and confounding task.

Some minimal assistance is provided by council to parishes looking to write plans,
but this is an onerous task, made more difficult by labyrinthine regulations and
obtuse official processes which are not accommodating to the needs and drives of
volunteer labour. And ELDC does not have the offers the budget or the processes
to give these group the support they require, so many potential plans fall by the
wayside, and I decision it made not to develop the plan, not because it is not
wanted, but because its production is impractical. As this process moves forward,
with ever smaller communities perhaps grouping together to write or adapt plans,
these issues are amplified, with their needs more specific, the character of their
communities more susceptible, their talent pool smaller, and exemplar plans even
less available.

More assistance in writing plans is necessary — perhaps through a peer
support network, co-ordinated by ELDC or LALC - perhaps in liaison with
other comparably authorities - whereby those who have been through the
process can advise those who are beginning to write plans. But while
peer support would be useful, more officer time and expertise are
necessary, and this needs to be a facilitating role rather that a restrictive one.

While the local plan (and other planning documents) is by nature and legislation
a complex document it needs to be as simple and navigable as possible, by our
residents as well as professionals (be they council officers, developers, or
architects). An abstract or simplified precis of each section of the local
plan might help this, forming a simplified plan or user’s guide.

12
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Further to this, communities look at existing plans adopted in the district, and feel
they are not currently being taken seriously by the planning process, making the
work of creating new plans seem unviable. Both ELDC and LCC frequently bypass
the handful of neighbourhood plans currently in place and give permissions
apparently without reference to the adopted NP. It would be useful to do a
piece of work to both surveys how often and in what ways parish councils
feel their adopted neighbourhood plans are ignored / bypassed, why and
by whom - and how that decision was actually taken. We must (and
presumably have at some level) assess where in planning applications of all type’s
neighbourhood plans should be referred to and use this survey to check whether
they are correctly enshrined in our processes. Where and how these plans fit
into the Local plan and the planning process needs to be clearer for all.

13
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4 . Build quality and efficiency standards
Issue 4 - Rapid redundancy of housing stock

In our previous scrutiny we were concerned with our aging housing stock and its
ability to meet the needs of the future. The age of our housing is above the
national average. This council have put great efforts into facilitating developers to
bring forward new housing, however the homes we have been bringing forward
pose as much if not more risk of imminent failure. Houses have been and
continued to be built to a standard that will very soon require retrofit, but whilst
they are fully compliant with building regs, their design and build quality mean
they are effectively unrefittable to the standards we will need by 2040 and often
as soon as 2025, these are not assets, but liabilities - to both homeowners and
the council.

“There is a chunk of properties that will not feasibly convert...from the
last twenty years on, moving forward, I've not seen a great deal of
properties that would convert readily to air source [heat pumps] at
all, I don’t think it's a practical conversion route. And if you look in
approved document part L [of the current white paper], there are
some thresholds - u values, which are the performance values for
walls, floor, and roof - and they’re more than 30-35% better than the
housing we are building today.”

Currently homes are being built which will no longer meet current minimum
standards by the end of the period of the current local plan, and whose useful life
will not extend to the end of the mortgages they are bought with. These homes
have rapidly fallen beneath their new build EPC ratings, if they ever met them in
practice at all, and the fabric of the building is such that they will struggle to make
adaptations - at any cost - to meet the tighter efficiency standards we know are
coming as the EPC changes over the next two years. These homes then become
unsalable and unrentable. We must consider the redundancy rate of the
properties we approve when we seek to fulfil our housing quotas. Bringing forward
such housing at all is counterproductive.

If this assessment is correct, it adds a huge swathe of our housing stock to that
which requires major intervention or faces redundancy, and significantly adds to
the district’s housing deficit and the amount of work needed meet national carbon
goals. It also indicates that much of our housing at the lower end of the market
is likely to become untenable as it is too expensive to heat as fuel process rise.
There is a general assumption in government thinking that most homes built post-
1990 are suitable for immediate conversion to air pumps, but the experience of
our officers suggests a decline in standards over the last decade or two rather
than an assumed increase in quality of builds.

It was noted that standards are worse and the issues with ‘unretrofittable’ stock
are more prevalent in social housing developments and lower end developments,
and that the district had been targeted by poorer developers looking to exploit low
friction planning systems in authorities looking to make up social housing deficits.

14
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The issues have arisen because developers have evolved strategies to ‘build down
to a cost’ rather than build to standards. Efficiency standards are not designed
into the development but are addressed during the build by the cheapest available
solutions, in a process described as ‘reversing towards compliance, and eking over
the line’. This means building substandard housing and then an ad hoc bolting on
of whatever additional features might be necessary to ‘game’ the Energy
Performance Certificate (EPC) ratings, to bring the buildings up to minimum
standards. As a result, construction and installation quality and methods are poor,
rushed, and inconsistent across developments making retrofit strategies more
difficult and expensive.

The issues of minimum standard builds would have been minor if legislation,
markets, and the climate remained stable. These homes would have had shorter
lives than average but would have remained serviceable homes. But the increased
standards of EPC’s, the banning of letting homes with low EPC’s, the withdrawal
of combustible fuels (wood, oil, coal and gas) from the home, the increasing cost
of gas (even before the current crisis), decarbonisation targets and the need to
retrofit insulation and renewable heating systems; all require these homes to
undergo a series of transformations which will cost far more than the value of the
homes themselves, a cost increased by the unsuitability of the building fabric and
construction methods to such adaptations.

ELDC need to assess the extent of this problem in order to better
understand its future housing capacity in both privately held stock and
social housing, to warn owners and perhaps find solutions to the issues
of retrofitting, and to evidence the need for change in our planning policy
and regulations.

When we spoke to developers, we were unaware of this ‘reversing towards

compliance’ phenomena, but they were open about their disinclination to try to

build more economical and efficient homes anywhere beyond minimum building

regulations. They cited cost as a factor, blaming low house values, but also:

e lack of experience and skills in design and construction and installation
methods

e the availability of material resources such as heat pumps themselves

e that there is no known market for low carbon homes

They also indicated that for the same reasons they would not be ready and able

to fit heat exchange systems in homes once the ban on fitting gas appliances in

new homes comes in in 2025 but would ‘stick with what they know” and switch to

all electric systems.

“Without enforceable standards, developers will assert that they
cannot afford to build beyond a particular thermal efficiency.

The housing market will deliver what suits them; it will not necessarily
deliver what suits us."

Chestnut Homes said that efficient homes were unaffordable and undeliverable
within their current budgets and expertise, but what could be deliverable was to
build homes which were ‘ready to retrofit’ - new homes with futureproofing flaws,
but somehow designed to be easily converted to new systems without the usual
drop in performance that retrofitted rather than designed and built-in systems
usually have. To the panel and officers this seems an undesirable if not
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unacceptable fudge and slightly cynical get-out for developers to continue
business as usual.

Systems of insulation, of heating and heat recovery, water recovery,
ventilation etc perform best when the building is designed around them, and the
systems are designed around each other. Retrofitting while producing a necessary
and desired result, does not provide the same standard of efficiency as designed
in systems, and secondary insulation is more expensive to instal than installation
at build. These issues of efficiency and installation expense apply to late build
adaptation of buildings not designed for these systems as well as in finished,
signed off, occupied homes. Any meaningful system of ‘ready to retrofit” would
require homes to be designed for energy efficiency, with certain features withheld
from installation, but the building read for them in the interim. It is difficult to
see how this would be more economical for developers, but it may be a necessary
evil if predicted shortages of heat exchange units and pv panels are borne out.

The panel were concerned that forcing developers to make homes efficient,
sustainable, and socially / environmentally pleasing that this would make homes
even more unaffordable to many local families. While we heard examples locally
of estates being architect redesigned for greater efficiency at no greater cost, and
that it is almost a truism that buildings designed as efficient low-impact homes
from first principals are cheaper and more effective than, adapted designs — we
also heard that such homes are currently built that was as a desirable premium,
driven by a desire to charge a premium, even where it does not cost one to the
developer.

In terms of mechanisms for keeping housing prices genuinely affordable, the only
one heard in evidence from officers and designers is to lead by example - for local
authorities to build and control their own housing, which has the effect of setting
prices and providing a quality threshold for those prices, as illustrated in our
previous report (Addressing Housing Standards, 2021, section 8, p.23). What
we did not stipulate previously and recommend here, is that ELDC review
through both officer led investigation and the scrutiny process, the
viability, and benefits of a return to becoming a large-scale building
council once again across all types of properties, with an eye to reducing
our housing deficit, moderating rental, and sale prices, improving the
quality of stock, encouraging similar commercial competition, and
modernising the skill sets within the local industry.

There almost certainly is a skills gap right across the industry when it comes to
carbon neutral technologies, renewable heating systems, waste heat recapture,
ventilation systems, home generation, energy storage, modern methods of
construction etc. This is more a failure of experience than training, with the
industry nationally not engaging with these technologies, developing its
workforce, or making any deliberate moves to adapt and improve in their practice.

There is room for ELDC to help with this, in ensuring that our new buildings are
carbon neutral as outlines in our Carbon Reduction Plan, and by facilitating onsite
training and development during the construction of those buildings. ELDC can
engage with construction training partners to encourage the primacy of these skills
in our local area.

16



ELDC Housing Scrutiny Report 2022

As mentioned elsewhere the perception that there is ‘no market’ for a product
which the industry has not yet tried marketing is a self-fulfilling one. House buyers
expect new homes to be of the latest and highest performance standards, to be
affordable and possible to heat as a matter of course, what there is not a market
for is homes that fail. ‘No market’ is a euphemism for affordability, and developers
nationally have been cautious about improving standards for fear of being
undercut by those building to minimums and witnesses cited competition as a key
restricting factor to change. Developers need to be encouraged by mandating a
level playing field of improved standards and compliance.

If ELDC are to find ‘ready to retrofit’ an acceptable strategy it needs to be an
absolute minimum, and we need to define what that ‘readiness’ is. Further and
significant adaptation of the building fabric should probably not being tolerated -
insulation levels of walls, floors, rooves should be sufficient and suitable for heat
exchange systems; ventilation systems required by high insulated spaces should
be in place and suitable for heat exchange systems, space should be provided for
pumps, cooling and recovery systems, home generation and storage
infrastructure; conduits, voids, apertures for systems should be in place to avoid
damage to insulated fabric of the building during retrofit.

Local councils were given the powers to set local energy efficiency standards,
requirements for onsite renewable energy and low carbon electricity generation
for new homes in the 2008 Planning Act, in line with their responsibility to
decarbonise their housing in the 2002 Act and the Planning for the Future White
Paper 2020 reenforces this.

ELDC need to move as quickly as possible to set enforceable standards of energy
efficiency so that all homes built now will meet, or be capable of meeting, our local
carbon goals and national targets which are already set locally and nationally, and
to protect home owners from forthcoming legislation on fuel use, efficiency,
insulation and ventilation standards, and protect the council from the costs of
managing or delivering, advice, grants, retrofitting and replacement building in
this sector of our housing stock at a time when ELDC will need to concentrate on
delivering for our extant housing.

Our central aims in planning need to shift from the primacy of short term quantity
to fulfil a quota - bringing in the number of homes required to fill our housing
allocation (and it appears coming legislation may reduce the onus upon housing
need/allocation); and shift the primary goals of our planning to the reasons why
those goals were there in the first place — having homes that will be viable in the
long term and will not require rapid replacement or require major rebuilding or
refurbishment works, making up the housing deficit, not adding to it, and ensuring
sustainability, long term affordability, lifelong suitability, and good infrastructural
support. We must not solve our housing need by sanctioning the building of slums

ELDC and its residents need homes that are energy efficient to the highest, not
minimum standards; homes which not only provide a roof over people’s heads,
but which are affordable and sustainable to power and heat; Homes that form
communities that are self-reliant in power generation and resilient to power drops
and spikes; not built around soon to be extinct fossil fuels with spiralling costs;
homes which are well built and take advantage of modern construction techniques,
not which are complacently built in familiar ways and then patched up by
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developers to reverse over the line toward building regs compliance; buildings
which are designed in the first instance for an efficient and intelligent balance of
insulation and ventilation; not which are left to be retrofitted to allow one but not
the other need. These aspirations need to be enshrined in our plan and policy,
and enforceably protected by our local standards.

“The link between good planning and good building control services
is that a really good planning service influences good design and
enables [building control] to effectively regulate it. We now need to
influence good design and effectively regulate our new homes to
ensure they are sustainable.”

We have found both from witnesses and our anecdotal evidence that there is a
real reluctance of those within planning to encroach upon areas which they feel
are covered by building regs, either within the local plan or in the process of
planning applications, however hearing from building control / enforcement we
heard that, as they can only enforce minimum legal standards, not having these
elements included in the planning process, and that not pushing standards further
than minimum building regs (where we can set and insist upon such higher
standards), leads to buildings that rapidly fail and fall below their initial build
standard, which do not comply to easily foreseen future standards, and that the
practice of developers of ‘reversing towards minimum standard compliance’ leads
to a passing a theoretical minimum standard for an empty new home, which is not
achieved by that dwelling once occupied. As such all but a negligible minority of
the stock currently being built will require expensive and inefficient retrofitting, or
in many cases of homes built in the last twenty years, replacement of those homes
in toto, if they are to be affordable to heat and live in and if we are to meet our
climate goals and our legal carbon responsibilities. This is an enormous amount
of work and cost which developers are currently passing on to this council and our
residents over the next ten to twenty years.

What is more, we have also heard from our neighbours in North Kesteven, that
they faced this same culture of reluctance to change when they began to address
their housing sustainability challenges. And the Central Lincolnshire Plan, recently
adopted, manages to put these issues front and centre in their planning. It can
be done, and while these examples may not prove to be enough or may not be
suitable solutions for ELDC to just ‘copy across’, they show us that we can find our
solutions too. ELDC should liaise and co-operate with their neighbours on this and
learn from their processes and solutions.

Recommendations:

We need to embed the needs of enforcement into our planning system, with
planning, building control, and environmental officers coming together to work
with planning policy to ensure that the standards we require are able to be
enforced.

ELDC need to set planning minimums for building energy efficiency above and
beyond the minimum standards required by building regs, as is gifted to us in
legislation. We need to make this clear in our plan, and to tailor these to our local
energy needs. Similarly, the council need to set out its expectations and its own
standards for accessibility and lifelong living, water waste and environmental
standards.
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We help facilitate this through the use of a design guidance model, which rather
than prescribing solely what a building looks like sets out in short order the
minimum requirements we demand, with some suggestions for compliance
methods, leaving creative developers to find other models should they wish.

At the outset of the process our assistant director of planning Mike Gildersleeve's
asked the panel a challenging and pertinent question: “What do you mean by
standards? What does improvement look like? How do you measure it?”. One
thing we are aware of is that we don’t currently measure the amount of measure
‘poor’ new housing we bring forward, and how we would assess that is unclear as
it tends to be on an ‘inspectors know it when they see it’ basis. Our building
compliance teams might give us the number of ‘homes likely to fall below
standard’, or flag the amount of compliance intervention necessary (as evidence
of building down to a cost), but somehow a mechanism to find the number of
homes insufficiently insulated and without scope for more, buildings whose
structures will not cope with the fitting of new systems, or whose designs do not
allow space for them and the final energy efficiency standard of completed, lived
in homes, needs to be found. Some or all of this data would give us a base line
to measure improvement from, but officers overseeing building already perceive
that none of these standards are currently good enough. Whatever the measure,
and while exercise may be difficult and subjective, ELDC needs to find the
evidence we need to act and draw up local standards for improvement.
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Issue 5 ‘Retrofitablilty’ and Fabric First designs

ELDC need to address a number separate ‘Fabric first” design challenges some of
which are already issues, some of which will become so as the climate changes
(even where it does so subtly). This must reflect the need to cease burning fuel
in the home, and while home combustion is still allowed as a feature of builds, all
properties need alternative reliable and affordable sources of heat, light and
electricity.

Heat pumps are the current energy solution of choice by the government, but
other options are also available including ground source (where feasible) and
large-scale onsite electricity generation. Heat pumps are inefficient, insufficient,
and expensive in homes that are not insulated to high standards, so the walls,
windows, floors and roove need to be of a correct standard.

At a minimum, buildings must be built with the level of insulation that allows that
building to be capable of conversion to a heat exchange system, even where
traditional heating systems are installed in the homes early life. Room / outhouses
need to be provided for external pumps to be housed as part of the homes initial
design, with attendant connection within the house and room designed for
outsized radiators where appropriate to allow future installation without wholesale
damage to the fabric of the home and insulation integrity of the build.

In insulating buildings to heat exchange standard, the corresponding ventilation
and cooling systems also need to be installed to provide fresh air in sealed / semi
sealed buildings and to fight overheating caused by climate change.
Accommodation should also be made for heat recovery systems and wastewater
recovery systems.

Where insulation in buildings is insufficient and the construction methods do not
allow wall cavity solutions, external cladding is required. Such measures must be
put in place before a move to heat exchange pumps in order for the pumps to
work sufficiently to heat the home, and to make the electricity demands for their
operation economically viable. An air source heat pump installed in a home that
is not fabric ready can produce more carbon and be more expensive than the
system it replaces. These buildings also need the accommodations for ventilation
etc outlined above.

External cladding will always significantly alter the look of a building and in areas
of similar build types, the look of a neighbourhood. Ideally groups of similar
housing will be retrofitted in the way together to make it cheaper and give a
consistent style and finish to the buildings. Insulating cladding need not look
‘modern’ necessarily and can be hidden beneath render, timber, facades etc.
ELDC and the communities affected need to make decisions about the desired
consistency / variety and suitability of different styles of finish, as these changes
will affect street scene and the architectural vernacular of neighbourhoods as
much as mass demolition and rebuilding would. This can be an opportunity for
the improvement of neighbourhoods, giving disparate neighbourhoods a desired
level of aesthetic cohesion and character, as well to ensure the maintenance of
existing character and genres which this is desired.
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Issue 6 — Building Orientation

The heat exchange systems discussed above require electric power to operate. In
a well-insulated home these are far more efficient than traditional heating systems
and make a huge difference to both carbon reduction and running costs, making
a reduced financial demand on householders and a reduced demand on the
electrical grid. However, in the long term it is far more sustainable for
householders and the environment if these systems are powered through on-site
generation — most obviously by photovoltaic arrays (pv).

Homes need to be spaced apart far enough to allow all rooves a good orientation
for photovoltaics, and space for ground source where appropriate, there also
needs to be room between homes for the provision for outhouses to house heat
pumps or other future extraction / fuel technologies, or to house community
heating / energy hubs, at a distance where the noise from these will not be
intrusive.

“There is enough room on the rooftops of England to meet the power
needs [of] the whole country. If we put solar on every new build
there’s no need to fill our fields with them, and this doesn’t have to
be panels, it can be PV tiles. [...] We need to back this up with storage
and nuclear, for when the sun doesn’t shine, and the wind doesn't
blow [...] but this is about people being able to afford to heat their
homes”

- CliIr Colin Davie, LLC Portfolio for Environment & Planning

This is a design opportunity, as there are multiple problems with housing density
in new developments which are highlighted by local objections to developments,
by issues raised nationally during the covid pandemic, by the needs of our carbon
reduction strategy and by our long-term needs for energy security and
affordability.

The NPPF suggests this should allow more opportunities for shared public green
space, for natural corridors through our towns and villages, and opportunities for
biodiversity retention and gain, so such a planning objective can (and should be
designed to) give simultaneous benefits for community cohesion; fithess, mental
health, and general wellbeing; and minimising the environmental impact of
development.

This may mean an increase in slightly taller buildings to make the most of the
reduced footprint, this would need to be balanced with the ability of roof space to
provide energy and the ability of designs to be sensitive to the vernacular of the
community.

Our local plan needs to enshrine that building layouts should be planned to
maximise solar gain and the functioning of PV, even where this is not installed at
the point of build. Protection from blocking and overshadowing of PV must be
enshrined in planning, with commensurate ongoing replacement, supplementing
and compensating conditions put in place where light is blocked from existing
sources. This would not be a ‘right to light’ but a right to energy security, where
that energy may be generated by PV of other renewable measures, on a
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neighbouring site by the developer. The additional space required for other
available renewable technologies (e.g., air and ground source heating) must also
be considered, and this space should be maximised for its potential for both the
community and the local ecosystem.

We need to rapidly develop guidelines, which should later be enshrined in the plan
governing the consideration of home orientation for PV, development /
exploitation of renewable district heating / energy schemes, local heat recovery,
domestic storage batteries, home communication infrastructure (telephone,
broadband and mobile networks), home ventilation and air quality, insulation and
efficiency, renewable car charging and local lighting - and importantly guidance
on the long term management of these schemes. Too often with unadopted
community lighting, drainage, road and grounds maintenance schemes, the
promise of an ongoing management company or organisation by developers is
never realised and assets are left uncoordinated, and residents left unaware that
they should be coordinating or contributing to these; falling instead to councils, or
into disrepair and remedial works proving unpopular and expensive. The
administration of all these planning functions, but particularly as community
energy generation and storage becomes a feature of builds, is of increasing
importance and needs to be fit for purpose as a long-term system of management,
this is the responsibility of developers and must become an enforceable function
of planning and compliance beyond the mere construction of new builds.

Recommendation:
We need a ‘Fabric First” approach to planning which is wholly embodied in our local
plan, and which informs our policy and decisions.

ELDC needs to lead on local heating projects, following the leads of neighbouring
and county council examples, but also established schemes abroad. Local
construction firms need encouragement and support to move over to retrofit work
- both through statutory restrictions and guidance, this needs to go hand in hand
with FE sector and work-based training and we should encourage local
stakeholders in this; and we need to lead with our buildings and proposals,
insisting on exemplary standards for our buildings, and designing local training
and workforce uplift requirements into our plans, projects, and permissions.
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Issue 7 Installation of redundant/unaffordable fuels and creating fuel
poverty

Despite the forthcoming ban on installation of gas appliances in new homes from
2025, developers are still installing gas boilers as a matter of course. Partially
this is because utility companies continue to expand the grid to our communities
to take advantage of these short-term markets. They are not equipping
themselves to change to new technologies. Many homes in Lincolnshire remain
off the gas grid and rely on LPG gas or oil or similar, some rely on wood or coal
burners.

The burning of untreated wood, coal, and some oil products in the home in now
banned in the UK, and the burning of all fossil fuels in the home is to be phased
out across the European Union over the next few years. While there is currently
no timeline for this to happen in the UK there are commitments to stop the
installation of new gas/oil appliances later in the decade, and presumably for
combustion to die out through natural wastage of appliances and cost of fuel rather
than an unpopular ban. The end of combustible fuels in the home is necessary to
fulfil our carbon reduction obligations.

Affordability is again a key factor here - off grid homes are statistically likely to
have poorer insulation, and the cost of LPG/oil type products and their delivery is
ever rising. Grid gas price increases are making national news but were
mentioned as problems at the previous housing and carbon reduction scrutinies
long before the current crisis in Ukraine highlighted the issue of fuel security, and
these increases make heating homes by gas, even homes with good insulation,
expensive and often unaffordable.

“Young People no longer ask if they can afford a mortgage on a home,
the ask whether they can afford to heat one”
- ClIr Colin Davie, LLC Portfolio for Environment & Planning

We need to assess fully the role of different fuels across the district and how they
might be replaced as they become outlawed and unaffordable. We need to know
exactly how many homes are relying upon solid fuels (wood, coal etc), oil/liquid
gas, domestic gas products which are scheduled for withdrawal the likely
timeframes of these, and where these properties are. ‘Green’ replacement fuels
offered by these industries are likely to provide little other than a temporary
solution before they too are eliminated. A piece of work was promised to planning
policy by Tim Leader evaluating just this problem back in Spring 2019, it is urgent
that this is completed (or indeed started if covid got in the way of its
implementation). This work needs to look like solutions and costs to the combined
issues of insultation, renewable fuel and energy storage at such properties.
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5. Conclusions and consequences

There is an oncoming unintended consequence between our current planning
philosophy and emerging plans across the region.

ELDC is ever mindful of its duty to bring forward sufficient housing, and the
perceived difficulty in encouraging developers to do this because of low land /
house prices. Our planning department and local plans have therefore sought to
put as few restrictions and demands upon developers as possible, to keep
developers’ overheads low and profits viable; there is a very real fear that any
push to improve standards may preclude developers from building in East Lindsey
and to move elsewhere where profits are greater. We have seen no real evidence
that this fear is well grounded, and architects and developers suggested to us that
while some (national) operators may not wish to develop in low profit
environments, there are other companies who specialise in just such areas, and
that smaller, more local developers will naturally prefer to adapt to their local
circumstances.

However, across the county and country, planning authorities are exerting their
legal powers to demand standards well beyond the minimums of building
regulations, in order to ensure new buildings are carbon neutral, energy efficient
and using affordable renewable fuels. Plans including and predicated upon these
principles, such as the combined central Lincolnshire plan, are in effect and on our
doorstep, in rural / market town / coastal communities, geographies and
economies very like our own. If ELDC do not act to put similar provisions in place,
we are in danger of becoming the ‘elsewhere’ that developers with low standards
will move on to from these areas, building inefficient, unheatable, unviable and
un-retrofittable homes, homes which we as an authority will have to find
replacements for, or find methods of expensive retrofitting for; a potential disaster
for this council, homeowners, residents, the environment, and the local economy.
We have already heard that houses being brought forward now will nhot meet
minimum standard as soon as 2025. ELDC must not become an ‘easy touch’ for
bad developers. We must not end up in with housing that is unheatable,
unrentable, unsaleable - bankrupt empty stock; people stuck in unsuitable homes,
tied there by negative equity; a modern echo of the slum dwellings of 100 years
ago, also brought to us by developers with an eye on profit and not on quality.

We previously recommended “that the council bring forward in its own right and
with its partner councils in Lincolnshire a formal comprehensive housing strategy”,
and we reiterate this, but further we need to ensure that our standards can be
enforced at the highest possible level, to prevent us become a development sink.
We need to coordinate our plans and policies with all councils in Lincolnshire and
the wider region of a similar demography/geography, this could mean combined
planning with other authorities or direct consultation, or just comparative
strategies - but we need to both innovate in pushing forward standards and
respond to and match the standards of others wherever equitable and suitable
comparators with our region apply.

ELDC's local plan, planning decisions and building enforcement need to reflect
both the needs of our community and the shifting planning policy landscape of our
neighbours and the country generally. Homes being built now must meet the
standards that will be required in 10-15 years without recourse to retrofitting, in
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terms of insulation and efficiency; energy security, affordability and self-
sufficiency; ventilation and air quality; space, light and community cohesion. Our
policy must be rooted enforceability and compliance officers need to be central to
our planning not a follow-up service.
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