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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.
It is proposed in the South East Plan (Policy GAT 2) that 33,000 new homes are provided in the Gatwick sub-region in the period to 2026. This level of provision is considered appropriate having regard to the capacity of the sub-region and taking into account the need to maintain and enhance the character, distinctiveness, sense of place and important features of the sub-region including:


· The existing settlement pattern of mainly closely spaced villages and medium sized and larger towns set in pleasant countryside

· The Green Belt and Strategic Gaps

· Areas of Outstanding Natural Beauty and attractive low Weald countryside.

2.
It is considered that the proposed level of growth has been set at a level that can be assimilated by local communities over the twenty year period, provided the necessary infrastructure is delivered. Levels of growth in the sub-region were tested in line with SEERA’s brief. It demonstrated that the level of growth in the Plan would be demanding in terms of its environmental impact and the delivery of the necessary infrastructure provision. 

3.
Any additional development requirements would induce unsustainable stress on the existing communities and will upset the housing/economy/environment balance which is already at the limits having regard to the environmental constraints. The sub-region has the potential for “smart” growth by promoting high quality high value added businesses through the growth of Gatwick Airport, diversification of the local economy, enhancing skills and improving the delivery of affordable housing. By taking this approach the importance of maintaining and improving the quality of life in the area will be achieved which in itself promotes the prosperity of the area and the fulfilment of economic objectives. It is considered that there is no case for more strategic employment sites in the sub-region.

4.
The difficulty of accommodating additional growth in the sub-region beyond that established in the South East Plan has been acknowledged in the report by Roger Tym and Partners – Augmenting the Evidence Base for the Examination in Public of the South East Plan (Doc. Ref. Sr3), which recognised:


· The environmental and planning designations which tightly surround the potential growth centres in the sub-region.

· The stress and negative effect on water resources and water quality of higher levels of growth in the sub-region.

5.
The Roger Tym study concluded that at a strategic level and within existing planning policy constraints there appears to be the least potential to accommodate additional growth in the Gatwick sub-region due to a range of environmental and planning constraints.


8Gii.2 - Is the target that 40% of new housing should be affordable justified and appropriate (Policy GAT 3)? Is it capable of being achieved?

6.
It is widely recognised that there is a need to increase the amount of new affordable housing in the South East and specifically in the Gatwick sub-region. There is a clear imbalance between incomes and house prices in the sub-region which puts market housing outside the reach of many households. Moreover, this is having an adverse impact on economic growth in the area as employers are indicating that the cost of housing is a hindrance to the appointment of staff. 

7.
It is therefore important that local authorities use the planning process to deliver as much affordable housing as possible. The overall regional target that 35% of all new housing should be affordable is supported, but it is felt that because of the particular issues facing the Gatwick sub-region, a target of 40% should be established to significantly increase the delivery of affordable housing.

8.
The justification for this approach includes:


· The overall scale of need in the sub-region could exceed the sub-region housing allocation. This is not a unique problem to the Gatwick area and is not one that can be solved simply by increasing levels of housing development in view of the planning and environmental constraints recognised in the Roger Tym report. The key issue is one of availability of sufficient subsidy (both public and private) to deliver the scale of affordable housing required.


· A requirement to deliver 40% of affordable housing demonstrates just how significant an issue it is for the sub-region and emphasises the need for resources to be allocated to the area through the Regional Housing Strategy.


· Surrey authorities have undertaken a significant amount of work to examine the impact of affordable housing requirements on the economics of housing development in the county. The Knight Frank report “The Economics of Housing in Surrey“ showed that a level of 40% affordable housing is deliverable within the economics of housing development in the county.


· The 40% figure is also contained in Policy DN11 of the Surrey Structure Plan 2004 which has been endorsed by both the EiP Panel and the Government Office for the South East.

9.
The delivery of such significant amount of affordable housing in the sub-region is a huge challenge bearing in mind that most new affordable housing is provided through the use of Section 106 Agreements on market housing sites above the qualifying thresholds. To achieve the 40% will require a significant supply of sites above the thresholds and the provision of as high a percentage of affordable housing as can be achieved without prejudicing the viability of the development.

10.
Although local authorities in Surrey have been at the forefront of the development of models to deliver affordable housing, particularly through Section 106 Agreements and with reduced levels of funding, the high cost of housing in the area means that public subsidy is nearly always needed to ensure the delivery of truly affordable housing. It will therefore be necessary to increase the level of public funding available to deliver affordable housing in the sub-region if the 40% target is to be achieved.

11.
Generally the greatest requirement is to provide social rented housing. However this requires greater level of grant and provides less housing for any given amount of subsidy. Nevertheless, other forms of affordable housing tenure are required. For example, intermediate rented accommodation that is more expensive than social rented housing but cheaper than market rented accommodation. While this does not help those households most in need it can help unlock some social housing.

12.
Moreover, some Housing Associations are now finding they are able to compete with developers on open market sites to provide New build Homebuy housing (shared ownership housing). If this trend continues there is a greater prospect of the 40% target being delivered.

13.
It will be for local authorities through their Local Development Documents to set thresholds and percentages of affordable housing provision on qualifying sites if the overall 40% target is to be delivered. 

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

14.
Those parts of Mole Valley and Tandridge in the Gatwick sub-region lie in the Green Belt and in Mole Valley’s case also lie in the countryside beyond the Green Belt which is safeguarded for its own sake and where development will be not be permitted if it would prejudice the open character of the area. These areas comprise open countryside and three villages (Charlwood, Hookwood and Smallfield) where there is scope only for infilling and small scale village housing. See annexed maps.

15.
These firm constraints on development in this part of the sub-region has been recognised in Policy GAT2 which does not include a specific housing allocation for Mole Valley and Tandridge’s part of the sub-region.

16.
The introduction of a specific allocation for Mole Valley and Tandridge beyond that which could be delivered through village infilling and small-scale development would involve greenfield/Green Belt development. This would be contrary to the strategy of the South East Plan which seeks to direct development to sustainable locations, using previously developed land and to safeguard the Green Belt and positively manage the open countryside.

17.
Mole Valley and Tandridge District Councils therefore support the proposed level of housing that has been apportioned to the Gatwick sub-region which has been established by the application of key strategic development principles.

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

18.
The “Future of Aviation” White Paper sets out the Government’s strategic framework for the development of airport capacity in the UK over the next thirty years. In so far as Gatwick is concerned, the White Paper indicates the Government’s intention not to take action to overturn the 1979 Legal Agreement that precludes the construction of a second runway at Gatwick before 2019. However, it recognises that that there is a strong case for a wide spaced second runway after 2019 in case it becomes clear that a third runway at Heathrow cannot be supported.

19.
The development requirements flowing from the growth of Gatwick airport to 40million passengers per annum has already been provided for in existing plans and strategies. Further growth at the airport beyond that planned in the Gatwick Airport Master Plan is not an issue that is appropriate to address as part of the South East Plan.

20.
In the event that a second runway is considered to be required it will come forward through a review of the White Paper. In the meantime, land for a second runway has been safeguarded in the submission version of the Crawley Core Strategy and there is nothing to be gained in considering the implications for the distribution of housing in the event that a second runway is required. That would require a full review of the South East Plan.

21.
The decision of SEERA not to address the issue of growth of the airport beyond currently planned levels is supported.

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

22. In seeking views on the district distribution of housing in Surrey, the County Council invited comments on two options: a continuation of the existing strategy of concentrating development in urban areas and the delivery of a lower level of urban development with the potential provision of greenfield – i.e. Green Belt land around urban areas. There was clear support for continuing the approach of directing development to urban areas and significant opposition to the release of Green Belt land.


23. The response to the consultation reflects national planning policy which seeks to ensure that new development is provided in sustainable locations making the best use of previously developed land and land in urban areas. It also emphasises that Green Belt boundaries should only be altered in exceptional circumstances.

24.
This approach has been followed in the South East Plan through Policy CC8a – Urban Focus and Urban Renaissance and Policy CC10a – Green Belts.

25. Those parts of Mole Valley and Tandridge in the Gatwick Sub-region lie principally in the Green Belt. (See annexed maps). It is a very rural area and contains three villages: Charlwood (population 1220) and Hookwood  (population 800) in Mole Valley and Smallfield (population 3800) in Tandridge. None of these villages is large enough or have the infrastructure to support further development apart from infilling and small-scale development.


26. Because of the rural and countryside nature of this part of the Sub-region in Mole Valley and Tandridge, development outside the existing boundaries of these villages would prejudice key Green Belt objectives, particularly the maintenance of its openness and the prevention of sprawl and coalescence. In addition, these are unsustainable locations for development since they would be likely to encourage further car borne movements and would not deliver the necessary infrastructure.


27. The two District Councils support the approach taken in the Plan not to allocate specific housing targets for those parts of the Districts in the Gatwick Sub-region. Limited small scale development and infilling will continue to come forward in the three villages identified above but the Districts’ main contribution to housing land supply will come from the London Fringe Sub-region which contains the main built-up areas which will be the focus of new development. The fact that Mole Valley and Tandridge continue to supply housing principally from the London Fringe sub-region at a rate above existing Structure Plan allocations suggests that the Green Belt is not acting as constraint on the volume of housing, but rather a constraint to its location within the urban areas.
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