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MATTER 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. It is not agreed that the scale of development proposed in the sub region is set at an appropriate level.  Crawley/Gatwick is one of the most prosperous and economically active areas in the South East Region with much employment centred on the current and expanding operation at Gatwick Airport.  Crawley/Gatwick is identified as a regional hub, as well as an “International Gateway”, whilst it also forms one of the “Diamonds for Growth” centres identified by the Regional Economic Strategy.  
1.2. The evidence base for the South East Plan prepared by SEERA indicated that a much higher level of overall housing provision should be provided for within the plan area, in excess of the 28,900 additional dwellings per annum proposed in the plan.  Recent Government Statements and the GOSE representations on the Draft RSS also support an increase.  Any such increase in housing provision must in part be accommodated in the Crawley/Gatwick area.  It is an area of high housing demand with high employment levels.  A concentration of development is especially important at the regional hub.  This would fit with a policy led approach to development in terms of achieving a more sustainable development pattern, for example with housing provision and employment concentrations provided closer together with the associated environmental benefits.
1.3. Our clients George Wimpey UK Limited and Persimmon Homes Limited recently pursued an appeal concerning release of the North East Sector at Crawley for 1900 dwellings and mixed use development.  The housing and economic evidence submitted to the Inquiry and noted that the Crawley/Gatwick economy is one of the key motors of economic growth in Sussex and South East Surrey.  The number of jobs located in Crawley has grown rapidly over the last 20 years and at a faster rate than in West Sussex, the South East and Great Britain.  Growth in the number of jobs in the Crawley economy has markedly exceeded the pace of population change.  Between 1984 and 2004 the number of jobs in Crawley grew by more then twice the level of population over the same period.  At 2004 there were some 79,800 jobs in Crawley Borough alone.
1.4. The effect of this growth has been to draw in labour resources from increasingly further afield to satisfy labour demands.  It is currently estimated that less then half of those people that work in Crawley live in the Borough.  Crawley has the highest level of in commuting compared with the South East Urban Centers recognized as “Diamonds for Growth” within the South East Plan (approximately 56% in commuting).  The relevant statistics show that most of the in commuting is by those occupying the higher paid, professional jobs with lower paid/unskilled workers more likely to be residents in the town.  This is in part explained by the lack of higher quality housing which issue can be addressed in designing the type and future provision of housing in Crawley Borough and the surrounding area.
1.5. It follows that Crawley/Gatwick is an area which should not only accommodate the current plan level of housing provision but also a significant element of any increase proposed by the Panel to achieve the step change in housing delivery proposed by the Government.  Such provision locally would help to balance the workforce/employment ratio and reduce the need for unsustainable long distance commuting.
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. We have commented on this issue in other papers before the Panel and do not intend to repeat the comments made elsewhere.

2.2. As a general point, if the issue of 40% affordable housing can be justified at the local level then that may be appropriate as a target policy.  We support the target based approach to the application of 40% affordable housing requirement.  This reflects the guidance set out in PPS3 (paragraph 28) which requires regional spatial strategies to include the affordable housing “target” for the region.
2.3. The target approach provides the necessary flexibility when appraising the capacity and viability of sites to deliver affordable housing.
2.4. In respect of Crawley itself recent surveys show a significant need for affordable housing provision within Crawley itself.  In particular the Housing Needs Survey of 2004 estimated that 1330 housing units per annum are required to meet affordable housing needs of which only 404 will be provided by relets.  
2.5. This may be compared with the housing performance of Crawley in the period 2001 to 2006.  Within that period only 520 market and affordable units net were completed of which only 98 comprised affordable housing units.  This means that overall housing provision has only been at about one third of the level required by the West Sussex Structure Plan (300 per annum for Crawley) whilst affordable housing delivery has been minimal.
2.6. The issue can in part be addressed by further expansion on major sites in the Crawley area, especially large scale green development where adequate affordable housing provision can be made.
8Gii.3
Is the proposed apportionment of overall housing provision to the Districts at the most appropriate level, taking account of socio economic and environmental factors?

3.1. Policy GAT2 identifies the housing distribution between different districts.  Crawley Borough Council are on record as saying that they can only achieve the 350 dwellings per annum required to 2026 on the basis of development of both the Town Centre North site as well as the Crawley North East Sector.  We consider that some additional provision could be made in Crawley with further provision in peripheral areas, for example to the south of the K2 leisure centre site.
3.2. As to the distribution to the other districts, on the one hand there are housing opportunities available both on the periphery of Crawley, including to the east of the town beyond the M23 motorway as well as by expansion of other major    settlements in the area including Horsham, East Grinstead, Haywards Heath, Burgess Hill and Horley. These areas fall within, respectively the Districts of Horsham, Mid Sussex and Reigate and Banstead.  We consider in all cases providing there is a will to deliver the extra housing that the necessary opportunities can be made available.
3.3. The problem in recent years has been a lack of “ownership” of the housing supply problem, with significant under delivery of major new housing schemes included in the previous Structure Plan proposals relating to expansion of  the main settlements.  There are some 7 major schemes presently proposed including North East and North West Horley, the North East Sector of Crawley, Crawley West (in Horsham District), West of Horsham, West of East Grinstead and South of Haywards Heath.  Of these, and to date, only the south of Haywards Heath site has actually brought forward new housing development whilst planning permission has now been granted for the North East Sector at Horley.
3.4. Otherwise the North East Sector, Crawley site is the subject of an outstanding appeal but the other schemes remain to be delivered.  A planning application is in place for development at North West Horley but the major schemes at West Crawley, West of Horsham and West of East Grinstead all remain the subject of the Development Plan process and there are major issues of delivery in all cases.
3.5. It is essential that some impetus is provided by the RSS to housing delivery if even the current levels of housing provision are to be achieved.  
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. It is apparent that the possibility of further growth along the transport corridors has been acknowledged and accepted in previous Structure Plan proposals in the sub region.  The main towns of Burgess Hill, Haywards Heath, Horsham, Crawley/Gatwick and Horley are all connected by the rail network whilst there are plans to improve linkages between East Grinstead and Crawley/Gatwick.  Further expansion of these main towns remains the logical response to achieving further growth in the area in a sustainable manner.
8Gii.5
How should the uncertainty regarding expansion of Gatwick be reflected in the housing distribution?

5.1. The possibility of a second runway at Gatwick Airport has constrained the delivery of housing growth at the North East Sector of Crawley over the last 9 years, including the application of an Article 14 Direction in 1998.  A revised Gatwick Master Plan was published by BAA in October 2006 and this shows possible alignments for the runway but limited detail about the necessary transport infrastructure to be associated with the same, including new road links across to the M23 and around to the A246 Crawley to Horsham Road.  “Worst case” noise contours have been produced by BAA and it was demonstrated at the North East Crawley Inquiry that the North East Sector scheme could proceed with all residential development below the 66db LEQ contour, in a way which would meet the Category B noise regime requirements of PPG24, where residential development is acceptable.  This is a matter which is presently before the Secretary of State.  There are otherwise no physical constraints to the release of the North East Sector and a decision on the appeal is awaited.  
5.2. As to West Crawley the binding report of the Inspectors on the Horsham Core Strategy has indicated that this scheme should be the subject of an Area Action Plan which is to resolve a number of issues including the size and location of any development and necessary infrastructure associated with the same.  A long standing requirement has been for the provision of a road link connecting West Crawley around to the A23 north of Major Royal and any such road, if provided, would have to be planned in association with the design of the second runway.  This, together with the requirements of Thames Water for provision of a further sewerage works to meet the needs of the West Crawley scheme, (with an estimated delivery time of some 8 to 10 years) does represent a potential problem for the scheme.
5.3. Otherwise uncertainties over the future expansion of Gatwick are not understood to create problems for other development schemes in the area, including around Horley.
8Gii.6
Has the sustainability of developing Green Belt land for housing in mixed uses been properly considered?

6.1. It is not accepted that this matter has been considered satisfactorily.  The Green Belt policy relies only to land in Surrey as there is no Green Belt in the Sussex part of the Crawley/Gatwick area.  
6.2. The current proposals for development at Horley followed consideration of and establishment of Green Belt boundaries around the town with safeguarded land on the north east and north west side where housing development could be accommodated, as now proposed and as referred to above.  This provision relates back to planning over a 20 year period and the possibility remains of further development in the Horley/Surrey part of the sub region if further Green Belt releases were made.  The plan as drafted does not provide for this and given the evident delivery problems with schemes elsewhere in the Crawley/Gatwick Airport, (as noted above) it would be advantageous to consider further the possibility of expansion of Horley or other towns within the Surrey part of the sub region.  This would be in order to meet Crawley/Gatwick related needs provided any such development could be implemented in a sustainable manner.
8Gii.7
Is the approach to strategic gaps properly justified (Policy GAT1)?

7.1. This issue has already been discussed at the EIP at a general level in respect of Green Belt/Strategic Gap Policy (Matter 2B).  Our view is as stated at that session is there is no justification for the retention of strategic gap policy as matters stand unless exceptional circumstances can be demonstrated by the relevant Local Planning Authorities.  The application of any such policy through the LDF structure should be sufficient to safeguard and protect important open land and there is no reason in our view to add additional gap policies as well.
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