8Fiii/Barton Willmore (8013)


MATTER 8 – SUB-REGIONAL STRATEGY
SUB-MATTER 8F – MILTON KEYNES AND AYLESBURY VALE
8Fiii – AYLESBURY TOWN AND AYLESBURY VALE
8Fiii.1
Does the RSS give sufficient priority to strengthen the Aylesbury economy?

1.
The draft RSS anticipates around 20,000 new jobs and 21,200 new dwellings in Aylesbury Vale.  By comparison, the District Council’s Employment Sites Audit seeks 39,000 jobs (2002-2026).

2.
We consider a more ambitious forecast than in draft RSS to be appropriate given the recent progress in the development of the Aston Clinton Business Park and LDF employment land proposals.  Our comments under 8Fi justify a sub-regional planning framework which considers Milton Keynes/Aylesbury Vale as a sub-region which supports a growing interrelationship between Milton Keynes and Aylesbury Vale, as envisaged in MK.2013.  We propose a sub-region economy based on 500,000+ population, 100,000 extra dwellings and 100,000 extra jobs for Milton Keynes/Aylesbury Vale (2001-2031) as recommended in the MKSM Growth Area Studies, May 2003 (see our submission under 8Fi1 and 2).

8Fiii.2
Does the level of housing post 2021, take appropriate account of Growth Area Status, local constraints, opportunities and current build rates?

3.
We do not consider the level of housing post 2021, (4,200 dwellings between 2021–2026) takes proper account of Aylesbury’s Growth Area Status because this is a lower level of housing than in the adopted Structure Plan of 5,000 dwellings for 2001-2006, a policy formulated before the Growth Area Status was conferred on Aylesbury Vale.  The September 2006 Draft Regional Spatial Strategy for the East Midlands MKSM Area proposes continuing the same rate post 2021 as in 2016-2021. The South East Plan should have a consistent approach for the MKSM area as draft RSS8.

4.
The adoption in the draft RSS of a market-led scenario up to 2021 in place of a housing-constrained scenario was justified on the basis of the economic benefits in terms of increased jobs arising from this approach.  The RSS provides no justification for not continuing with this approach.  The anticipated new infrastructure set out in Annex E would provide justification for continuing a market-led scenario and a comparable level of new housing post-2021 with that proposed pre-2021.

5.
While it is accepted that housing provision up to 2021 was approved relatively recently in the Milton Keynes and South Midlands Sub-Regional Strategy, March 2005, there has been a change of circumstances since those policies were formulated in 2002/2003.

6.
It is considered that the RSS should now review housing in Milton Keynes and Aylesbury on a Regional basis rather than just on a Sub-Regional basis.  The recent Milton Keynes Partnership MK.2031 Vision and Aylesbury Vale Advantage’s Vision: Vibrant Aylesbury Vale, has been developed since the publication of the MKSM Sub-regional Studies in May 2003 and new infrastructure requirements have been developed together with Milton Keynes tariffs for collecting financial contributions.  Both Milton Keynes and Aylesbury Vale District Council have seen rising house completions and now expect to exceed the Sub-Regional housing requirements (2006-2011), which has not been the case in the last 5 years (2001-2006), as shown in the table below. House completions (2006-2011) are now expected to be 4,600 p.a.


Table 1: Housing Building Rates

	House Completions
	Milton Keynes
	Aylesbury Vale

	1996 - 2001
	7,740 (1,550 p.a)
	3,989 (800 p.a)

	2001 – 2006: Completions
	6,702 (1,340 p.a)
	3,126 (625 p.a)

	2001 – 2006: Requirement
	7,900 (1,580 p.a)
	3,500 (700 p.a)

	2006 – 2011: Completions
	17,558 (3,500 p.a)
	5,547 (1,100 p.a)

	2006 – 2011: Requirement
	15,000 (3,000 p.a)
	4,900 (980 p.a)


Source: Milton Keynes Business Plan (2006-2010); Milton Keynes Annual Monitoring Report (2004-2005); and, Aylesbury Vale Annual Monitoring Report (2004-2005)

7.
The table above shows the initial decline in house building rates between 1996-2001 and 2001-2006 in Milton Keynes and Aylesbury leading to a shortfall of housing delivered (2001-2006) of 1,000 dwellings in Milton Keynes and 480 dwellings in Aylesbury, due to delays in delivering the Major Development Areas in Aylesbury. This housing shortfall (2001-2006) should be added onto the housing requirement for 2006-2026.  With 10,000 house completions in Milton Keynes/Aylesbury Vale (2001-2006), there is a 7,000 dwelling shortfall against the May 2003 MKSM Studies Final Report recommendation for 3,400 dwellings per year or 17,000 dwellings over 5 years, making 100,000 dwellings (2001-2031).

8.
Milton Keynes proposes to manage this shortfall by releasing additional sites providing around 4,000+ dwellings per year (2007-2010) to make up the shortfall.  Aylesbury Vale’s District Council is relying on the (June 2006) Local Development Framework Issues and Options Report identifying sites in urban extensions for about 20,000 new dwellings in six new areas of 3,000-4,000 dwellings, of which they intend to allocate land for 10,000 dwellings for release after 2011.

9.
The June 2006 Report findings that an initial urban extension South of Aylesbury would be easier to accommodate on the road network and have less environmental impact than development North of Aylesbury justifies the inclusion of an initial urban extension south of Aylesbury in the RSS.  Delays in the LDF timetable mean that the housing requirement is unlikely to be met without a RSS framework to release land for housing because just 3,600 dwellings would be built (2009-2021) in an urban extension assuming 300 house completion per year, the same rate as at Berryfields MDA.


Proposed Amendment to RSS

10.
The Panel in 2007 should take a more optimistic approach to the potential for house completions in Aylesbury post 2011 than the Steering Group for the MKSM Sub-Regional Guidelines in 2002-2003, due to the change in circumstances over the last 4 to 5 years, in terms of rising house building rates (reversing the previous trend), developing infrastructure requirements (Annex E of the RSS) and developer funding through the Milton Keynes model for tariffs.  The lack of planning constraints identified in MK.2031 and Aylesbury Vale’s Issues and Options Report, June 2006 and Aylesbury Vale’s forecast for more ambitious employment targets than those in the draft RSS, support a more optimistic approach to Sub-Regional and District housing requirements than in the RSS, and consideration being given to its early release for housing.  

11.
These factors support the adoption of the population, new dwelling and jobs targets identified in the High Growth Option of the MKSM Growth Area Studies Final Report – May 2003, set out below.  This shows a proposed house building rate of 3,400 dwellings per year for the Sub-Region.  Applying the MK.2031 proposal of 2,290 dwellings per year in Milton Keynes, would leave a housing requirement for Aylesbury Vale of 1,110 new dwellings per year (2006-2026).  This would allocate two thirds of housing growth in the Sub-Region to Milton Keynes and one third to Aylesbury Vale.

12.
LDF studies by the District Council and developers on transport studies and environmental character has concluded that an initial urban extension South of Aylesbury can be more easily accommodated on the road network and has less environmental impact, justifying the inclusion of these results in the RSS.

13.
A housing shortfall (2001-2006) of 1,480 to 7,000 dwellings should be added to the housing requirement (2006-2026).


Table 2: Population and Employment Projections for Milton Keynes & Aylesbury Vale (2001-2031)

	MKSM Growth Area Projections

	Milton Keynes
	Population 2031
	Dwellings
	Jobs

	Trend Scenario
	295,000
	59,000
	55,000

	High Growth Scenario
	320,000
	71,000
	71,000

	

	Aylesbury Vale
	Population 2031
	Dwellings
	Jobs

	Trend Scenario
	+48,000 (208,000)
	26,000
	22,000

	High Growth Scenario
	+60,000 (220,000)
	31,000
	28,000

	

	Milton Keynes/Aylesbury Vale
	Population 2031
	Dwellings
	Jobs

	High Growth 
	540,000
	+102,000 (3,400 pa)
	+99,000



	Source: MKSM Growth Area Studies Final Report, May 2003.
	

	

	MK Partnership MK.2013 and Aylesbury Vale Vision

	
	Population 
	Dwellings
	Jobs

	Growth strategy for Milton Keynes June 2006
	300,000
	+68,600 (2,290 p.a.)
	290,000 (+156,000)

	Note: Includes 15,000 new dwellings in Aylesbury Vale.
	

	Aylesbury Employment Site Audit (2002-2006)
	
	
	+39,000

	

	Draft RSS (2006-2026)

	Growth 2006-2026
	Population 
	Dwellings
	Jobs

	Milton Keynes
	--
	+48,850
	48,850

	Aylesbury Vale
	--
	21,200
	21,2000

	Total
	
	70,000
	70,000

	Growth 2001-2006
	Population 
	Dwellings
	Jobs

	Milton Keynes
	--
	6,700
	n/k

	Aylesbury Vale
	--
	3,100
	n/k

	(2001-2026) Total
	
	79,800
	70,000+

	

	South East Plan

	
	Population 
	Dwellings
	Jobs

	Technical Note 1
	
	
	

	Feb 2005 – forecast jobs in Milton Keynes/Aylesbury Vale (2006-2026)
	
	
	70,000


8Fiii.3
What is the justification for a 40% affordable housing target?

14.
There is a discrepancy between the affordable housing target for Milton Keynes and that for Aylesbury Vale which is not clearly explained in RSS.


Table 3: Affordable Housing Targets for Milton Keynes and Aylesbury Vale

	Milton Keynes
	

	Social Rent
	5%

	Shared Ownership
	15%

	Low Cost Market
	10%

	
	30%

	Source: July 2004 Supplementary Planning Guidance (SPG)

	Aylesbury Vale
	

	Local Plan Policy GP2 January 2004
	20% - 30%

	SPG August 2004
	30% minimum



Table 4: Comparison with other Affordable Housing Targets in Draft RSS (Mar 2006)

	E1
	S. Hants – 30%-40% - a consistent approach is sought through the LDD.

	E2
	Sussex Coast – at least 40% - to be established by LDD’s.

	E3
	East Kent – 30% - to be established in LDD’s.

	E4
	Thames Gateway – 30% - maximum practical, to be set out in LDD’s.

	E5
	London Fringe – 40% split between social rented and other forms of tenure.

	E6
	Western Corridor – No mentioned of affordable housing.

	E7
	Central Oxfordshire – at least 50%, including key workers.

	E8
	Milton Keynes – 30% affordable, no mention of LDD’s.

Aylesbury Vale – 40% affordable, no mention of LDD’s.


15.
The table above shows that Milton Keynes and Aylesbury Vale is the only Sub-Region without a consistent policy across the Sub-Region.  As in like other sub-regions, a consistent policy would avoid planning policies inadvertently influencing the direction of growth in a way which is not consistent with other planning policies.


Table 5: Comparison with Affordable Housings Targets in MKSM Sub-Regional Strategy (Mar 2005)

	1
	Bedfordshire / Luton – affordable housing not mentioned.

	2
	Milton Keynes and Aylesbury Vale
- Milton Keynes  30%.

- Aylesbury Vale 40%.

	3
	Northamptonshire – affordable housing not mentioned.


16.
There is therefore inconsistency in the MKSM Sub-Regional Strategy approach to affordable housing.

17.
The September 2006 Draft East Midland Regional Spatial Strategy adopts separate Housing Market Areas for North Northants and West Northants, both part of the MKSM Area, but with the same percentage of social rented housing (23%).


Table 6: Affordable housing Targets Draft East Midlands RSS (September 2006 page 28)

	Northampton (West Northants)
	23% social renting

12% intermediate housing

	Wellingborough/Kettering/Corby
(North Northants)
	23% social renting

3% intermediate housing

	East Midlands Region
	27% social renting

5% intermediate housing



Proposed Amendment to RSS

18.
We consider that Milton Keynes/Aylesbury Vale should have a single affordable housing target like other sub-regions which includes an element of social renting and intermediate housing, in line with draft PPS3 on Housing, draft East Midlands RSS, and in the affordable housing target for the London Fringe in draft RSS9. This will enable the funding of new infrastructure to be on a consistent basis with estimated by the Milton Keynes model (see my comments under 8Fi.3).

19.
As house price levels in Aylesbury Vale are lower than South Hampshire, London Fringe, Western Corridor and Central Oxfordshire, we suggest an affordable target of 30% split between social rented and intermediate housing for the Milton Keynes and Aylesbury Vale Sub-Regions.  This retains the level in the Aylesbury Vale SPG on Affordable Housing (August 2004).  The greater size of the Milton Keynes housing market compared to Aylesbury Vale suggests that the policies for Aylesbury Vale should be consistent with Milton Keynes rather then vice versa.
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