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8G 
GATWICK AREA 

8Gii Housing and Environment  

8Gii.1 Is the proposed housing provision for the sub-region at the most appropriate level, having regard to social, economic and environmental considerations?  

1.1 The table below compares the draft plan’s dwelling requirement for the whole districts that make up this sub area with the most recent short term migration based forecasts.

Table: Comparison of ARU projections to Draft RSS provision and DLP proposed dwelling requirements. 

	
	LTM
	STM
	RSS
	DLP Proposed Dwg allocation 2006 to 2026

	REIGATE   
	14271
	14075
	7740
	10000

	CRAWLEY   
	11030
	4130
	7000
	7000

	HORSHAM   
	11925
	9379
	12400
	14000

	MID SUSSEX
	3677
	2194
	14100
	15000

	Total 
	40903
	29778
	41240
	46000


1.2 This table illustrates that there have been changes in the recent rates of net migration into this area in particular into Crawley where the net migration has greatly reduced in recent years resulting in a drop of almost 7,000 households in the projection to 2026. 

1.3 The RSS level of housing over the whole four districts may be justified by the long term migration forecasts which are higher than the short term migration forecasts. Although the distribution is different and this is discussed below. 

1.4 The DLP proposals for this area are higher than the recent forecasts as this is considered to be an area that can accept additional housing development to meet the shortfall of housing within the region but still be well located to areas of pressure for employment. It is also considered justified in terms of the potential imbalance of employment and housing. This higher level of growth is considered to be in accordance with the “Gatwick Diamond” status in the RES which highlights the potential of this area for higher rates of growth (Page 69 RES the Evidence Base). The Area already has activity and employment rates higher than the national and regional average (Page 71 RES the Evidence Base).

1.5 In terms of changes in Workplace Population and Residents in Employment 1991 and 2001 the highest rates of growth after Milton Keynes & Aylesbury Vale (+28%) was in the Gatwick Area (+20%) (Analysis of 1991 and 2001 Census Journey to Work Statistics Preliminary Results for Sub Regions ).
1.6 Table 5 of the Analysis of 1991 and 2001 Census Journey to Work Statistics Preliminary Results for Sub Regions illustrates that the impact of recent planning polices have resulted in particularly marked increase in the  longer distance movements to work in the Gatwick area (up from 17% to 23%). 

1.7 The table below suggests that the dwelling provision presently being promoted in the draft RSS will continue this effect in terms of increasing pressure for long distance commuting as the labour market further tightens.

Table: Comparison of Participants from the RSS dwelling led forecast to employment forecasts.

	
	Draft RSS DWGS
	Participant Change 2006 to 2026
	Warwick change 2006 to 2026
	Tempro 5 Jobs Change 2006 to 2026
	Balance between new jobs and labour Warwick
	Balance between new Jobs and Labour Tempro 5

	REIGATE   
	7,737
	1,145
	12,155
	17,359
	11,010
	16,214

	CRAWLEY   
	6,998
	6,695
	17,208
	14,838
	10,513
	8,143

	HORSHAM   
	12,399
	8,133
	11,430
	8,539
	3,297
	406

	MID SUSSEX
	14,101
	12,557
	13,194
	10,037
	637
	2,520

	Total
	41,235
	28,530
	53,987
	50,773
	25,457
	22,243


1.8 Like the forecasts for Oxfordshire the TEMPRO 5 forecasts are similar to the Warwick projections both suggesting in the region of 50,000 to 54,000 new jobs in these districts. In complete contrast the results of the forecasts in “Maintaining Economic Growth in a Pressured Region” are of an entirely different magnitude suggesting only 6,000 additional jobs in the sub region over the next 20 years. This very low level of job growth highlights the significant effects of constrained labour market which the drafting authorities are expecting to occur as a result of the proposed housing distribution.  It has already been stated in earlier sessions that such a scenario is considered to be both unlikely and potentially damaging to the region’s and nation’s economy and as such little weight should be attributed to this scenario.

1.9 The area has potential to accommodate further development as is demonstrated by the work which has been undertaken in the context of the adopted Surrey Structure Plan 2004 / Reigate and Banstead Borough Local Plan 2005 which makes provision for strategic development : 2280 dwellings, north west and north east of Horley, West Sussex Structure Plan which makes provision for a strategic development area  to the west of Crawley, the Horsham Core Strategy submission document (4th November 2005) which identified 2500 dwellings to the west of Crawley as being able to come forward before 2016 and the Atkins Report for Crawley (Sept 2005) which identifies an additional 3,500 dwellings (total 6,000 dwellings) to the west of Crawley again capable of coming forward before 2016.

1.10 It is considered that the increase of 4,760 dwellings that is being proposed in the districts that make up this sub area will assist in maintaining the balance between new jobs and housing in this area and will not restrict the level of job creation to the extent that is being proposed in the RSS. In these terms it is considered that the DLP proposed levels are a better balance between the employment and demographic pressures and the environment of the area. 

8Gii.2
Is the target that 40% of new housing should be affordable justified and appropriate (Policy GAT3)?  Is it capable of being achieved?  

2.1 The fact that the draft RSS considers it is justified to require a 40% level of affordable housing is a clear indication as to the very acute housing market pressures that the councils consider to be operating in the area. 

2.2 It is noted that the RSS states that the information available is from a variety of sources and it is our opinion, having experience of local survey’s that there must be some concern that such a lose amalgamation of sources is unlikely to be in accordance with the “Good Practice Guidance” which requires assessments of affordable housing need to be based upon the household formation rates and projections in the strategic plan. It certainly does not appear to meet the test of “soundness” as required by PPS11. As such the level of 40% should be deleted from this policy. 

· Delete reference to 40%.  

2.3 Submissions to the EiP have already highlighted the risk presented by high level of affordable housing will reduce the rate of provision of market housing to below that which has occured in the recent past and as such will impede rather than compliment the Government’s objective of increasing home ownership and affordability in this area. 

8Gii.3
Is the proposed apportionment of the overall housing provision to the Districts at the most appropriate level, taking account of socio-economic and environmental factors?

3.1 The distribution of dwellings is reflected in the first table in this submission. This illustrates that it proposed to modestly increase the dwelling requirements for Horsham and Mid Sussex from the RSS levels. While the Horsham figure is supported by the projections and relates to the ability of the district to accommodate this level of development.  The increase in Mid Sussex is higher than would be required to meet past rates of migration but relates to the potential for large scale releases in the form of urban extensions in this district and particularly at Burgess Hill which has the potential to accommodate up to 5,000 additional dwellings and Haywards Heath which has the potential to accommodate a further 1,000 dwellings (reference the studies produced by Akins 2005).. 

8Gii.4
 How should the potential of transport corridors, including their relationship with adjacent sub-regions and with London, be taken into account in the spatial strategy (Policies GAT1 and GAT2)?  

4.1 In light of the overall level of undersupply of housing within the region it is considered that in the interests of sustainability, particularly with reference to reducing travel distances, that before the decision is made to locate housing for some of the region’s future workforce in other regions a full and comprehensive assessment is made of the potential of locations such as this area to provide additional dwellings to contribute towards the region’s overall shortfall and assist in reducing longer distance commuting that currently forms an integral part of the drafting authorities approach to achieving a balance of economic growth in the region. 

4.2 In light of this it is suggested that full consideration is given to the potential for additional development to be located within the existing transport corridors in this area. As highlighted there would appear to be opportunities for substantial development within the area which warrant greater consideration prior to the setting of the overall level of development. 

8Gii.5
How should the uncertainty regarding expansion of Gatwick be reflected in the housing distribution?

5.1 The present increase in the level of housing provision is not based upon the future expansion of Gatwick but upon general changes in the areas economy. Rather  than increase levels of housing now it is suggested that the plan should be amended to reflect the present increase in dwellings being proposed in these representations but that long term planning policies should be drawn with the ability to allow for the early release of additional land if there is a further economic case to be made for its release once decisions regarding the further expansion of the airport have been determined. 

5.2 As the second runway will not be built before 2019 this approach of setting the policies to allow for this future review is considered to be the most appropriate response. In particular it will require any review of green belt boundaries in the area to have specific regard to the potential for future releases associated with the delivery of the second runway. 

8Gii.6
Has the sustainability of developing Green Belt land for housing and mixed uses been properly considered?

6.1 It is considered that the strategy being promoted does not take into account the potential for the area to actually provide for a higher level of housing and employment provision without impacting upon the character of the area by protecting those elements of the countryside that are of highest value. 

6.2 In particular, the potential development at Burgess Hill for up to 5,000 dwellings would, in our view, appear to be discounted as an opportunity for the development in this area by the current wording of Policy GAT1.

6.3 It is therefore proposed that the first sentence to GAT1 be deleted and replaced as follows:

It is appropriate that this area should accommodate further levels of development and this may take the form of a large scale extension to existing settlements or smaller scale extensions to a number of settlements. The proposed pattern of development  will be influenced but not determined by reference to the following:

8Gii.7
Is the approach to Strategic Gaps properly justified (Policy GAT1)

7.1 The justification for Strategic Gaps is “to maintain the separate identity and character of all settlements and prevent them from coalescing” (Section E9 paragraph 2.2). This presupposes that the level of development that would occur within the “Strategic Gaps” would lead to the joining of settlements and secondly that the character of all the settlements are significantly different and that their character would be irrevocably harmed by such coalescence and lastly it is based upon the assumption that any loss of character is more important than providing for housing demand and needs, the needs of the regional and national economy, or achieving sustainable patterns of development. 

7.2 Firstly it is considered that the level of development required would not result in the coalescing of the main settlements, second some of the settlements are simply not distinctive in terms individuality that would warrant the protection of this character over all other considerations. 

7.3 It is further noted that GAT1 appears to give equal weight to Strategic Gaps as to Green Belts this is considered to be inappropriate as green belts are national policy designations and have to be tested in terms of “exceptional circumstances” to justify their review but also have to take into account future land requirements as part of their designation.  Strategic Gaps it is suggested do not have a place in regional guidance as they are in practice at best a local designation that may only be justified by the consideration of the development requirements for the area and the specific local characteristics of the settlements concerned. 

7.4 The overall approach to the strategy for the area appears to be setting policy limitations on the level and location of growth prior to considering the role that the area may play in meeting the needs and demands generated by the region.  It is very much a “bottom up approach” limiting growth rather than planning to incorporate it. Such an approach is likely to lead to more incrementally planning over the period of the plan and a more strategic approach which actually identifies main areas for growth would be more beneficial in the longer term for the protection of those attributes of the area which are most valued.

7.5 It is therefore proposed that the first sentence to GAT1 be deleted and replaced as follows:

· It is appropriate that this area should accommodate further levels of development and this may take the form of a large scale extension to existing settlements or smaller scale extensions to a number of settlements. The proposed pattern of development  will be influenced but not determined by reference to the following:
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