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SOUTH EAST PLAN EXAMINATION IN PUBLIC
GATWICK AREA – HOUSING AND ENVIRONMENT
STATEMENT BY REIGATE & BANSTEAD BOROUGH COUNCIL

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
Reigate & Banstead Borough Council considers that the level of housing provision set out in the Plan for the Gatwick Area Sub-region (33,000 dwellings between 2006 and 2026 at an average of 1,650 net additional homes per annum) strikes the right balance between meeting the needs of the region and sub-region and ensuring that quality of life and valuable environmental resources are maintained and enhanced. It should be noted that growth in the southern part of Reigate & Banstead, Crawley and the northern parts of Horsham and Mid Sussex districts is greater than that planned for Ashford, where considerable investment resources are being directed. This suggests that the challenging levels of growth in the Gatwick Area Sub-Region should be accompanied by a greater impetus to provide the necessary infrastructure and a higher priority compared with other areas.

1.2
Some participants to the EIP are arguing that the economy of the south east will suffer unless housing is set at a substantially higher level.  They argue that there will be a mismatch between jobs and the labour force to fill them and it is necessary to build more houses to boost the number of potential employees. We consider this argument is unproven and wish to draw the Panel’s attention to evidence, some of it previously considered, that addresses the position in the Gatwick Area Sub-region. This evidence is set out in three independent pieces of work.

1.3
Firstly, there is the draft Gatwick Diamond Economic Strategy prepared for the West Sussex and Surrey Economic partnerships with the support of SEEDA. The Gatwick economy is characterised by a number of strengths – international accessibility; a strong knowledge economy; a wide labour catchment and good quality of life - but the area is not reaching its full potential. The economy of the area has underperformed compared to similarly placed locations just outside the M25 corridor and the economy is overdependent on the Airport, as demonstrated following the events of 9/11 and the SARS outbreak. The level of business and infrastructure is also failing to keep pace with leading competitor regions. A failure to diversify and address infrastructure issues will inevitably lead to a fall in business confidence and result in some businesses moving away. To address these issues, measures are required to permanently strengthen the capacity of the area to generate wealth and prosperity and ensure local businesses and residents share these benefits. The Gatwick Diamond initiative is founded on the belief that, notwithstanding uninterrupted growth and relative prosperity for many years, the future success of the area’s economy cannot be guaranteed. The vision for the Gatwick Diamond is that by 2016, it will be a world class, internationally recognised business location achieving sustainable prosperity. The mission is to ensure that the area achieves a step change in its economic performance by becoming widely recognised as prime business location, offering first rate operating conditions for business, served by excellent links to other UK economic centre and a highly motivated knowledgeable workforce. Four key objectives are to:

· secure higher levels of business creation, survivability, productivity and growth 

· increase the output of individuals with high-level skills

· enhance the level and rate of new investment in high economic growth business 

· maintain and improve rapid and efficient transport accessibility to, from, and within the area.

The strategy takes forward much of the thinking behind the latest draft regional economic strategy and complements the South East Plan, concentrating particularly on the economic future of the area and seeking smart, sustainable growth.

1.4
Secondly there is BAA’s Gatwick Airport Interim Master Plan (EIP document BAA6). BAA forecasts that there will be 27,300 jobs at Gatwick in 2015 and the airport will support a further 14,550 jobs elsewhere. The overall total (41,850) is slightly higher than at present but around 3,400 less than existed at the peak in 2001, with a reduction in levels of direct and indirect employment, relative to passenger numbers. So it is likely that there will be a slight reduction in the proportion of the area’s economically active population whose jobs are dependent upon the airport. The current labour supply in the South East Plan’s Gatwick sub-region is of the order of 165,000, which means that Gatwick-related jobs are equivalent to about 25% of the sub-region’s current workforce. Given the relatively small forecast increase of airport employment over the period to 2015, BAA is “comfortable that any growth in airport related housing demand can readily be met from within the existing and planned housing stock” (paragraph 5.20, BAA6). BAA also says that Gatwick’s location is not particularly material to the distribution of new housing in the sub-region.

1.5
Thirdly, there is work done by Cambridge Econometrics for South East County Leaders – “Maintaining Economic Growth in a Pressurised Region” (EIP document ER20). This predicts a greater increase in resident labour supply than labour demand in the sub-region. It expects an increase in the resident labour force in the Gatwick Area Sub-Region of ¾% pa over 2006-16 and ½% pa over 2016-26. Cambridge Econometrics concludes that the Gatwick Area is expected to have some of the strongest labour force growth seen in the South East.”  The prognosis is that the Gatwick area will see an increase in jobs of 4,800 between 2006 and 2016, but only 1,200 in the period 2016-2026. Tables 5.1 and 5.2 shows labour supply and demand in the Gatwick Area Sub-Region as:

	
	2006
	2016
	2026
	2006-16
	2016-2026

	
	
	
	
	no
	%
	no
	%

	Supply
	178,700
	193,700
	201,200
	15,000
	0.8%
	7,500
	0.4%

	Demand
	207,800
	211,500
	211,700
	3,700
	0.2%
	 200
	0.0%


This gives a deficiency in jobs of 11,300 in the 2006-16 period and 7,300 in the 2016-2026 period. Cambridge Econometrics considers that, in the future, there is likely to be a change in commuting patterns in the Gatwick sub-region as growth in the resident labour force outstrips growth in jobs; i.e. there would be likely to be more out-commuting.

1.6 
On the basis of the above evidence, there is no economic driver for higher levels of housing in the Gatwick Area Sub-Region.  

1.7
 Turning to social factors, as in all parts of the south east, there is a need for substantial amounts of affordable housing in this area. The extent of local need is dealt with below. The Examination has already heard evidence that the affordable housing issue cannot be resolved by simply building large amounts of housing overall and that the extent to which affordable housing is built is more dependent upon funding issues rather than the planning system alone. Accordingly, we submit that this is not an issue that should lead to an increase in housing levels in the sub-region over and above the levels already proposed. 

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
As stated above, the planning system alone cannot solve the affordable housing problem, although it has a significant role to play.  Housing affordability needs to be tackled on a broader front and there is a clear need for more resources to be funnelled in that direction, as part of the wider solution to infrastructure provision. This should be reflected in the Regional Housing Strategy.

2.2
The draft South East Plan sets an overall Regional target that 35% of all new housing should be affordable (Policy H4). If the regional target were applied to the Sub-Region, it would yield 11,550 affordable homes (578 per annum). The amount of affordable housing needed in the sub-region is projected to be 2,703 affordable dwellings per annum (see EIP document SEP18). In light of the gap between affordable housing need and supply it was felt that a target of 35%, whilst challenging, could be raised to an aspirational target of 40% for the sub-region. This is higher than the 25% target currently operating in Reigate & Banstead as set out in the Borough Local Plan 2005, but it is intended to raise this, at least to 35%. Reigate & Banstead Borough Council commissioned DCA in May 2005 to carry out a Borough-wide housing needs survey. (Reigate & Banstead Housing and Market Needs Assessment Survey Final Report 2005, DCA). The average price of flats and terraced houses was £184,966 and £231,560. The survey found that 88% of households live in accommodation suitable for their needs, but affordability is a major issue, particularly for new forming households. 45% of concealed households could not afford private rental; and home ownership is beyond the reach of 72%. The social stock is now 12%, lower than the national average of 19.3% and provides 293 net re-let units p.a. DCA concluded that the total annual need for affordable housing within Reigate & Banstead Borough is 916 units. Net re-lets of the existing social stock, after allowing for the impact of right-to-buy, averages 293 units pa, leaving an annual shortfall of 623 units. In the four years between 2002-03 and 2005-06, the number of new affordable housing units built averaged 179 units, leaving a gap of 444 units. As a result, the Borough Council’s LDF Core Strategy Preferred Option consultation suggested that all new housing developments comprising 15 dwellings or more should provide at least 35% of housing as affordable and for housing developments that fall below 15 dwellings, a financial contribution should be sought towards affordable housing that could be provided elsewhere in the Borough. Given the level of housing need, the Borough Council does not oppose the sub-regional policy and will now have to consider whether a higher level of 40% is possible, but the level of affordable housing sought through GAT3 would be enormously challenging. 

2.3
The requirement to achieve higher levels of affordable housing as a planning obligation will not obviate the need for other contributions towards infrastructure and services to meet demands emanating from the individual development proposals. The danger will be that some other essential infrastructure might no longer be fundable as a result. We would also like to draw to the Panel’s attention an additional problem arising during transition. Typically at any one time, land with planning permission will represent two to five years supply and, on many other allocated sites, purchase will already have taken place or contracts will have been signed.  On such sites, existing policy and historic targets will have been used. Many sites delivering part of the borough’s housing supply 2006-2026 already have in place lower affordable housing percentages, e.g. land on the edge of Horley, which has a requirement for 25% affordable housing. These lower levels would lead to a requirement for a higher level of delivery on qualifying sites during the plan period.

2.4
In the past, attempts to put in place lower thresholds than those specified in PPG3 through the Local Plan process have met with little success. Lower thresholds than the 15 units indicative minimum site threshold set out in PPS3 may be needed if the quantitative problem identified above is to be resolved. It would undoubtedly assist the burden on large ‘qualifying’ sites if more sites contributed to affordable housing requirements. If lower thresholds are required in order to deliver the plan’s ambitions, Policy H4 and GAT3 would need to be amended to make it clear that these need to be assessed and provided for in LDFs.

2.5
An additional requirement is that the Housing Corporation, the Regional Housing Board and the RSLs will need to play a key role in providing both the gap funding to support the affordable housing coming through the S106 system, but also the funding to provide the remaining affordable housing that will be needed if the Plan’s target is to be delivered.  Generally they will need to be more proactive and innovative in assisting local authorities and their partners to secure higher amounts of affordable housing.

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 apportionments of housing within the Gatwick Area sub-region take account of:
· the desire to promote a better balance between the location of housing and the availability of local employment 

· the need to reduce reliance on the car by making it easier for more people to access employment and other key services by walking, cycling and public transport;

· the need to maximise the contribution to future development from within existing urban areas;

· the importance of respecting the extensive national and international environmental designations and other constraints that severely limit the scope for further strategic development

· essential infrastructure requirements and the importance of being reasonably certain in formulating proposals that there is a realistic prospect that the particular infrastructure and services needed to facilitate and support development can and will be provided at the right time

3.2
Subject to caveats about the delivery of infrastructure and about the provision of water supply referred to in the Council’s representations on Policies CC5, NRM1 and GAT5, the allocation of 7,740 dwellings to the Borough is supported. However, we have concerns that it has been necessary to split this allocation into 3,000 in Gatwick and 4,740 in the London Fringe. Whilst these sum to the overall district and county allocation, they do imply a level of regional prescription that would constrain Council’s ability to respond to opportunities as they arise, and to locally determined priorities.  Splitting the District figure into two sub-regions could require the release of greenfield sites in one part of a district when suitable alternative previously developed land exists in the other part of the Borough. It is submitted that the SE Plan, as a strategic document, should set out district-wide housing figures, but should not go below this level.  We therefore advocate the deletion of the sub-regional allocations, which provide for housing development below the district level.         

3.3
For Reigate & Banstead, the priorities to 2016 are to deliver the substantial amounts of housing and associated development already planned, including bringing forward post-1916 development, in line with the Growth Points Bid, alongside the necessary infrastructure, including substantial amounts of affordable housing. An important social factor is that some of the new development will be part of projects which aim to bring about a step-change in areas of significant deprivation, focussed on post-war London overspill housing estates, particularly in Preston and Merstham.
3.4
For the period beyond 2016, any higher level of growth than that proposed in the SE Plan would be exceptionally difficult and unsustainable due to constraints of Green Belt, protected countryside, nature designations, areas liable to flood and areas that are affected by poor levels of air quality. There are also key infrastructure issues, particularly related to water supply in an area which was the first to be covered by a drought order in 2006. The Roger Tym report (EIP ref Sr3) supports the view that there are significant environmental constraints, stating: “There appears to be the least potential to accommodate additional growth in Gatwick, the London Fringe and the Sussex Coast sub regions, due to a range of environmental and planning constraints” (paragraph 57, summary and conclusions). 

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 The Strategy addresses the potential of transport corridors by focusing most development at the regional hub and in transport corridors (Policy GAT2i).  This utilises existing capacity, attracts investment in infrastructure and services, and supports the objectives of neighbouring sub-regions. 
4.2
Overall, the Gatwick Area sub-region appears to have an excellent transport network. This includes a major international airport, the M23/A23 road Corridor running down the centre of the sub-region and many rail services. However, there are significant problems. The trunk and strategic road network is heavily trafficked, with significant congestion at peak hours, e.g. at Junctions 9 and 10 on the M23, and sections of the A23 are congested most of the day. Whilst we wish to see improvements to the A23 corridor, it would be unsustainable if this were to intensify the pressures for ribbon development.  East-west links are less well-developed. Rail lines, such as the London/Brighton line and others in and across the Study Area, are heavily trafficked. The ability to increase track capacity is limited and much of the trackside is already heavily developed. Therefore future capacity increases are likely to rely on more efficient use of the existing track; for example by improved signalling and longer trains. The latter may require station investment to lengthen platforms. The RTS identifies the London-Brighton corridor as a priority for investment, combined with higher capacity, but Network Rail is taking an age to sort out the proposals and there have been many delays in finalising the Brighton Line Rail Utilisation Strategy.
5
How should the uncertainty regarding expansion of Gatwick be reflected in the housing distribution?

5.1
The Air Transport White Paper, published in December 2003, supports air passenger growth to about 470 million by 2030 and proposes two new runways in the South East by 2030, the first being at Stansted and the second Heathrow, if stringent environmental limits can be met. In relation to Gatwick, the Government stated it will not seek to overturn the 1979 planning agreement that prevents construction of a second runway before 2019, but, in case the conditions attached to the construction of a third Heathrow runway cannot be met, it has said that land should be safeguarded for this. SEERA has consistently stated that the possible further growth at the Airport beyond that already planned is not an issue to be addressed as part of the draft Sub-Regional Strategy. Reigate & Banstead BC strongly opposes the development of a second runway at Gatwick Airport and supports SEERA’s stance. Should the on-going work by the Government indicate that a second runway should proceed at Gatwick Airport, the implications are likely to trigger a review of the Sub-Regional Strategy and possibly the South East Plan itself. 

5.2
Expansion of activity at Gatwick Airport to accommodate up to 40 million passengers per annum is already provided for in existing plans and strategies. If an additional runway were planned and started in 2019, the year that the legal agreement ends, it would not be operational before 2023/24 (paragraph S21) and would (with the exception of any construction impacts) have little impact on housing or employment figures up to 2026.
6 Has the sustainability of developing Green Belt land for housing and mixed uses been properly considered?

6.1 The South East Plan (Policy CC10a) provides for the retention of Green Belts. This policy is embraced as policy Co1 in the Reigate & Banstead Borough Local Plan 2005 and a similar emerging policy in the LDF core strategy has received widespread public support (86% of respondees supported or strongly supported the policy). Policy GAT1 which requires the maintenance and enhancement of the character of existing towns and of the Green Belt is in line with these. 

6.2 Reigate & Banstead’s housing requirement up to 2016 is being met by a mixture of brownfield development in urban areas and by two sustainable edge-of settlement proposals in NW and NE Horley. The scope for additional sustainable extensions does not exist and if Reigate & Banstead Borough Council were to be required to provide a higher level of housing than that set out in the South East Plan, this would inevitably bring about the need to examine Green belt boundaries.

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

7.1
The South East Plan core policy CC10b provides the context for strategic gaps within the region, stating that local authorities may identify the locations and boundaries of strategic gaps in LDDs where certain criteria are met. The purpose is to prevent the coalescence of settlements in order to retain their separate identity. Policy GAT1 recognises that the Gatwick Area Sub-Region has particular circumstances that require strategic gaps to protect the environment.  These circumstances are:-

· the character of the area and its setting;

· the high level of growth proposed for the area;

· the need to provide a buffer adjacent to the international airport, significant particularly from an air quality and noise viewpoint

· a strategy that seeks to focus growth on the main urban areas and transport corridors within the Sub-Region.

We consider the strategy is justified on this basis.
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