Matter 8H /Kent County Council (7296)


MATTER 8H 

LONDON FRINGE
1
KCC supports the Statement submitted by Surrey CC for Matter 8H.  As principal authority for Sevenoaks District, KCC wishes to propose an amendment to the distribution of dwellings between that part of the District within the London Fringe and the remainder within Rest of Kent (sub Matter 8Hii).   KCC also has points on some of the other questions within Matter 8H and in view of their brevity has submitted a single Statement.

SUB MATTER 8Hi 
ROLE AND ECONOMY
8Hi.1
Bearing in mind its geography and complex interrelationships with other sub regions and London, what is the rationale for and the role of this sub region?

2
The relatively dense settlement pattern of much of the sub region and its close links to London justify a sub region strategy.  KCC accepts that the Sevenoaks area has some characteristics similar to those of the wider London Fringe sub region.  However the boundary drawn for the sub region cuts through settlements in the Sevenoaks area and causes difficulty in apportioning dwelling numbers between London Fringe and Rest of Kent. Sevenoaks town has a distinct quality and is separate from the main settlement pattern of the sub region.   The District has stronger links within Kent than with London Fringe and should not be split.   KCC would therefore prefer that the sub region boundary followed District and County boundaries.   The corollary of this view is that policy provision should also be made for substantial “Rest of County” areas such as that in Kent.  
8Hi.2 
Is the sub regional strategy an adequate response to the area’s importance to London and to the South East more generally (Policy LF1)? Does it take proper account of the environmental attributes and constraints affecting the sub region?

8Hi.3 
Do Policies LF1 (i-iii) and LF6 provide appropriate and clear guidance on the steps that should be taken by LPAs and other stakeholders to secure the future development of the sub regional economy  

8Hi.4 
What are the implications of the apparent serious misalignment of houses and jobs

3
The sub region including that part within Kent is generally prosperous.  In Sevenoaks and elsewhere this conceals high dependence on London for employment.   While it would not be appropriate to release new green field land for general employment use within the Green Belt, it is important to safeguard and develop the economy of the sub region and Sevenoaks.   KCC therefore supports Policy LF6 in requiring LDF’s to identify employment land that will be safeguarded.    
8Hi.5 Does the proposed strategy adequately reflect the role and potential of Guildford, Woking and Redhill (LF4 and LF7)

4
Guildford, Woking and Reigate/Redhill are regional hubs to which policy CC8b applies, giving priority to measures for accessibility and interchange between modes, and encouraging higher density land uses.  Policies LF4 and LF7 reflect CC8b and KCC supports this approach.    Hub status should not for example determine dwelling quantities. 
SUB MATTER 8Hii 
HOUSING AND GREEN BELT
8Hii.1 
Is the proposed housing provision for the sub region at the most appropriate level, having regard to social, environmental and economic considerations (Policy LF2)?
5
KCC is not a participant to sub Matters 8Hiv & 8Jiv on the Combined Thames Basin Heaths SPA.    However, this matter is clearly important for the sub region and the South East as a whole.  In the absence of the Assessor’s report and Natural England’s Delivery Plan the outcome is not clear.   However, KCC urges a realistic solution with support from Natural England if necessary for mitigation measures on a strategic scale.  Policy LF11 will need to be amended to reflect such an outcome, and clause LF (ii) deleted.  
8Hii.2 
Is the target that 40% of new housing should be affordable justified and appropriate (Policy LF3)?   Is it capable of being achieved?

6
The value of 40% is an average for the sub region and the proportion achieved in individual Districts will vary according to local circumstances. 

8Hii.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 (Policy LF2)?

8Hii.4 
Is the proposed link between development and infrastructure provision reasonable and capable of being implemented (Policy LF5)

8Hii.5 
Has the sustainability of developing Green Belt land for a range of uses been properly considered?

7
The Assembly’s sub regional boundaries divide the District of Sevenoaks between the London Fringe sub region and the Rest of Kent.   Whilst supporting the overall housing provision for Sevenoaks District in Policy H1 (3,100 dwellings) the County Council has concerns regarding the apportionment of housing provision between the respective parts of the District.   The urban area of Sevenoaks town and the countryside and settlements running west along M25 are within the London Fringe sub region.  The remainder of Sevenoaks District, including the Swanley urban area on the London and Dartford borders, the rural area of Sevenoaks including that within the Kent Downs AONB, and the rural settlements to the south of Sevenoaks, all fall within the Rest of Kent.    
8
The Sevenoaks urban area is of modest scale (estimated population 23,000 at 2005), is wholly surrounded by Green Belt, and has considerable character both in its historic centre and in the quality of much of its residential environment.   Unlike three larger centres in the London Fringe, Sevenoaks is not a regional hub that should support a concentration of economic activity (Policy CC8b).   In addition to the policy constraint of the Green Belt the great majority of the London Fringe sub region within Kent and land abutting the Sevenoaks urban area also lies with the Kent Downs AONB.
  The overlap of these constraints severely curtails the effective scope for any revision to the Green Belt in order to address the gap between projected land supply and the proposed housing quantity for the London Fringe in Policy LF2.    

9
This tension is compounded by the provisions of PPS3 and the reliance hitherto placed on the contribution of windfall sites to land supply. The anticipated contribution of windfall is reflected in the future assessment of housing supply and Policy H1 used in the formulation of advice on housing distribution (see table below).   Projected windfall accounted for the equivalent of more than one third of the H1 provision for Sevenoaks.  If this cannot be taken into account in forward planning for 10 years of a 15 year land supply (as now advised by PPS3 para 59) this will have significant implications for release of new (greenfield) land in the tightly constrained Green Belt setting of Sevenoaks District, especially in the London Fringe part of the District where housing provision is currently concentrated (2,000 dwellings of the H1 provision of 3,100). 

Sevenoaks District: Sub Region Advice (2005)
	
	H1/ (LF2)

2006-2026
	Commitment

2003
	Other identified

Urban potential
	Windfall
	Estimated

Completions

2003-2006
	Residual

Potential

2006-2026

	Sevenoaks 

District
	3,100
	1150
	1070
	1040
	480
	2790

	Rest of Kent: Sevenoaks
	(1100)
	850
	400
	760
	260
	1750

	London Fringe: Sevenoaks
	(2,000)
	300
	670
	280
	220
	1040


Based on KCC/Medway Advice: Methodology for Distribution of Housing: Annex 18 

10
The assessment of urban capacity made for the London Fringe sub region strategy recognises the importance of the character of existing residential areas.  There is also a need to retain key commercial sites in the urban area which continue to come under pressure for residential development  - re-use of industrial, business and commercial land for housing has been a particularly notable feature of the urban areas in West Kent in recent years.  A key challenge for these areas is to maintain a sustainable balance and mix of land use opportunities including employment and commercial land.  These considerations, along with the modest scale of the Sevenoaks urban area, limit the scope for additional urban housing capacity.    
11.    Potential land supply within Sevenoaks District is weighted towards the ‘Rest of Kent’ part of the District (over 60% of the total). The distribution of identified site potential (excluding windfalls) demonstrates a similar pattern (56% falling within the Rest of Kent area. These considerations, alongside the pattern of environmental and policy constraints, indicate an adjustment to the pattern of proposed provision within the District.  
12.
On the basis of the pattern of land supply within the District a re-apportionment of the H1 quantity between the London Fringe and Rest of Kent areas would be appropriate, with the former reduced to 1,500 and a commensurate increase in the latter to 1,600.  The overall quantity of provision in the District would be unchanged.     

� As illustrated for example by the map on page 67 of the Kent and Medway Structure Plan 2006.





PAGE  
1

