8Gii/The Consortium (The Crown Estate, Prudential Assurance Society Ltd and Wilky Property Holdings plc) (8174)

Further Submission

Matter 8Gii – Housing and Environment

1.
We have made detailed submissions on this matter in representations on Policies GAT1 and GAT2.  These remain relevant to the debate, especially the comprehensive summary of research and policy relevant to this Matter.  This Further Submission sets out our response on behalf of the Consortium
 on the specific list of sub-matters.

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

2.
We have set out in our original representations the case for a higher region-wide level of housing provision between 36,000 and 40,000 dwelling per annum (dpa).  The case for a higher levels of housing remains unchanged and is reinforced by draft PPS3, which states that the Government’s latest household projections are to be taken into account in determining the local, sub-regional and regional levels of housing provision.
3.
On a pro-rata basis, we have put forward the case for increasing the Sub-regional housing requirement from 1,600 dpa up to 2,400 dpa, broadly corresponding to two of the housing growth scenarios in the study by Roger Tym & Partners (RTP) for the then ODPM, and GOSE
.  That study notes that in the Gatwick Area SR, the level of recent past completions is averaging at about 1,064 dpa (Table 3.5), somewhat below the target level for the SR of 1,600 dpa.  However, this recent trend reflects the current reliance on brownfield redevelopment / infill sites in the SR, given that several strategic urban extensions have yet to commence or are being held back by temporary constraints, e.g. Horley NE and NW sectors (2,280 houses), West of Horsham (2,000 houses), Crawley Western Sector (2,500 houses) and the Crawley NE Sector (1,900 – 2,500) houses.  As these sites start to deliver housing over the next 3 – 5 years, so the completion rate will increase to match and exceed the SEP policy rate.

4.
The RTP work assumes that densities will be between 20 and 25 dph, whereas PPS3 sets a national minimum of 30 dph.  Experience elsewhere in West Sussex (Bolnore Village, WS Haywards Heath) suggest that a density of around 40 dph (gross density) may be more appropriate on greenfield sites in the SR.  In that scheme, an initial allocation for 700 dwellings has been expended to around 1,600 dwellings as a result of higher densities and more efficient use of land.  It is therefore likely that even based on more recent density assumptions, the greenfield strategic locations referred to above could deliver more housing than is currently assumed.  In the case of the Crawley Western Sector, there is scope to expand the area further within the currently defined study area to deliver more housing.  The conclusion at sub-section 4.98 of the RTP study that unconstrained land resources surround the urban areas within the SR are “already under some pressure in the SEP allocations and would be increased in all of the higher growth options” is therefore unjustifiably pessimistic.  A more accurate assessment would be that these land resources could deliver the higher rate of growth up to 2,400 dpa in the SR through the more efficient use of land resources for housing and the identification of some additional greenfield land outside the nationally recognised environmental constraints.
5.
The socio-economic profile of the SR is characterised by a tight labour market with some out-commuting to London related to higher value employment.  Future constraints on the size of the workforce through insufficient housing provision will only exacerbate this problem and threaten the health of the economy.  This issue has been highlighted by SEEDA, which has estimated that additional housing provision is essential to ensuring an adequate workforce in the future to meet the needs of the economy, even with Smart Growth initiatives
.  If further in-migration to the Sub-region is stymied, then additional in-commuting would be the only way to address the shortfall – this is both unsustainable and leads to an unstable labour market where recruitment and retention is exacerbated due to the reliance on a distant and disparate workforce.
6.
The SA at Appendix H to the RTP study reflects the view that higher levels of growth in the SR would lead to adverse impacts in the SR’s important natural environments and certain resources such as water.  It is considered that the findings of the RTP study are somewhat pessimistic in this regard and have not taken account of the available land outside of the nationally designated areas located in sustainable locations and the application of the highest levels and standards of mitigation, avoidance and remediation measures now required.  The supplement to PPS1 on climate change and recent initiatives towards carbon neutral development will do much to deliver benefits from growth as well as enhance the level of protection of important natural assets.
8Gii.2 Is the target that 40% of new housing should be affordable justified and appropriate (Policy GAT3)?  Is it capable of being achieved?
7.
We have no comments to make on this Sub-matter.

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?

8.
The apportionment of the housing provision to the Districts appears to be appropriate, although as noted above, it needs to reflect a higher overall rate of housing provision for the SR.
8Gii.4  How should the potential of transport corridors, including their relationship with the adjoining sub-regions and with London, be taken into account in the spatial strategy (Policies GAT1 and GAT2)

9.
Policy GAT1 does not articulate a spatial strategy with focus on the main areas for development and investment in transport infrastructure in accordance with the spatial elements of the SEP, RES and RTS.  These focus on concentrating major development on the Regional Hubs (Crawley / Gatwick) and to a lesser extent on the towns on the Regional Spokes.  The focus for improved transport infrastructure and investment is firstly the north south corridor as identified in the RES (strategic economic corridor – Brighton-Gatwick-Croydon, page 77) and the SEP (Regional Spoke), and then the east- west route as a Regional Spoke (A264).  Investment in these routes is intended to foster modal shift, promote public transport and help manage demand consistent with current / emerging policy
.  It is also intended to support growth in housing and economic activity principally at the Regional Hubs, but also at towns along the Regional Spokes.
10.
The wider connections of these corridors are recognised in the RES as essential to the long term economic prosperity of the region and sub-regions, especially those to London.  Maps T1 ands T2 in the SEP illustrate the Hubs and Spokes and how these connect with London and international destinations via Gatwick.  Access to London and international markets, investment in intra and inter-regional transport infrastructure and higher levels of innovation and education to drive the knowledge-based economy are essential to unlocking the potential
.  The sub-regional strategy for the Gatwick Area
 is a positive strategy designed to capitalise on the proximity to Gatwick Airport, London and Brighton, relate positively to the Gatwick Diamond initiative, and diversify the economy away from Gatwick.  The Policy should therefore reflect the need for these transport corridors to receive investment where they provide access to London and Gatwick Airpot.

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

11.
It is understood that the various demographic forecast have taken account of the underlying and limited growth in employment of Gatwick Airport under a single runway scenario.  The SEP currently makes no provision for a second runway in policy given the uncertainty as to whether a second runway will be needed and its timing within the SEP period.  With such uncertainty, it seems sensible to take no account of direct and indirect employment associated with a second runway in the level or distribution of new housing.  Any such attempt would be premature and prejudicial to the forward planning process.  A suitably timed review of the SEP could adequately take account of the second runway related housing growth, based on a more robust understanding of the future employment levels than is currently contained on the airport’s master plan
.
8Gii.6  Has the sustainability of developing Green Belt land for housing and mixed uses been properly considered?

12.
We have no comments to make in this Sub-matter.

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

13.
In representations on behalf of the Consortium on Matter 2B (Policy CC10b), we have made out the case for the deletion of the policy allowing for Local Planning Authorities to address the protection of sensitive landscapes adjacent to urban areas through a landscape character approach.  This would favour a criteria-based approach over area-based designations.
14.
On the basis of the above, the approach in Policy GAT1 is not considered to be justified and should be replaced with a more broad brush objective of maintaining and enhancing the existing settlement pattern with a setting of pleasant countryside.  Where AONB occurs, separate policies will provide protection for these areas.  The approach in Policy GAT1 may be justified in the context of Policy CC10b, but is not justified should the Panel decide to recommend the deletion of the policy for Strategic Gaps.
Policy response
15.
For the reasons set out above, Policies GAT1 and GAT2 are considered to be unsound in terms of tests (i), (ii), (iii), (iv), (v), (vi), (vii), (viii) and (ix).  To make them sound, the changes set out in Appendix 1 are proposed, consistent with our findings above and our original representations.

� The Crown Estate, Prudential Investment Managers Ltd (PRUPIM) and Wilky Property Holdings plc – PRUPIM act for and on behalf of the Prudential Assurance Company Ltd (PACL)


� Augmenting the Evidence Base for the Examination in Public of the South East Plan, May 2006 – Option C / D spatial distributions at a housing rate equating to 37,007 dpa across the region (plus 8,100 dpa) 


� SEEDA Further Submission to EiP on Matter 1G, para 2


� Transport’s Role in Sustaining the UK’s Productivity and Competitiveness, December 2006; Treasury’s pre-Budget report, December 2006; The Economics of Climate Change, Stern Review, 2006


� South East Diamonds for Investment and Growth: the evidence, SEEDA, October 2006 – Section 5


� Section C, paragraph 4.6.7, of the SEP


� Gatwick Airport Interim Master Plan, BAA Gatwick, October 2006





Further Submission on the South East Plan
The Consortium
Page 1

