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1.0 Introduction

1.1
This submission on Sub Matter 9C has been prepared by Berkeley Strategic to support its representations made on the draft South East Plan (SEP).

1.2 The conclusions of this submission can be summarised as follows.

· The proposed housing requirement for Oxfordshire of 2,360 dwellings per annum is less than the current RPG9 requirement of 2,430 dwellings per annum.  

· The proposed housing requirement for the Rest of Oxfordshire does not take full account of the capacity that exists for additional housing growth at the main settlements.  

· Berkeley has undertaken an analysis of the capacity of the main settlements within the Rest of Oxfordshire to accommodate housing in the form of sustainable urban extensions.

· This analysis has identified that capacity exists for Banbury to accommodate at least an additional 1,700 homes in addition to the level of housing required by the draft SEP for Cherwell.

· This additional housing could be provided in the form of sustainable urban extensions to the south west and west of Banbury.

· An additional 400 homes could be provided in South Oxfordshire to the east of Thame. 

· There appears to be no justification for why an additional 2,100 homes, on top of the draft SEP requirement, should not be provided in Cherwell and South Oxfordshire to contribute to providing a level of housing which better meets the housing needs of the Rest of Oxfordshire and the South East region.       
2.0
“Does the draft RSS take proper account of the capacity of towns/locations in the rest of Cherwell, South Oxfordshire, Vale of White Horse and West Oxfordshire for sustainable development (including Policy H1)?  If not, how would any additional growth here impact on the Central Oxfordshire, Milton Keynes and Aylesbury Vale, and Western Corridor Blackwater Valley sub-regional strategies?”

2.1 Berkeley Strategic have submitted evidence to the examination which sets out why, in Berkeley’s opinion, the level of housing provision proposed within Policy H1 for the South East region is wholly inadequate.  This evidence is set out within Berkeley’s written statement in relation to Sub Matter 1H: Housing Levels and so is not repeated here unless it is directly relevant to the question posed by the Panel.  

2.2 Berkeley Strategic has undertaken a detailed analysis of housing supply in Oxfordshire.  This analysis identifies two key issues.  Firstly, in common with much of the South East region the proposed housing requirement for Oxfordshire of 2,360 dwellings per annum is lower than the current RPG9 requirement of 2,430 dwellings per annum.  Secondly, the proposed housing requirement for the Rest of Oxfordshire does not take full account of the capacity that exists for additional housing growth at the main settlements.  

2.3 It is considered that the opportunity exists for additional housing to be provided in the Rest of Oxfordshire in the form of sustainable urban extensions to the main settlements in Cherwell and South Oxfordshire.  A higher level of housing provision would assist in the delivery of a higher regional housing requirement, which better meets Central Government’s housing supply agenda and the housing needs of the region.

Cherwell

2.4 Cherwell has historically accommodated a relatively high level of housing development and large-scale greenfield urban extensions have been allocated at Bicester and Banbury through previous local plans.  
Proposed Housing Provision

2.5 Policy H1 of the SEP proposes that an additional 11,800 homes be provided in Cherwell District over the period 2006-2026.  This equates to an average annual requirement of 590 dwellings per annum.  This is less than the existing Oxfordshire Structure Plan requirement, which equates to an average of 623 dwellings per annum, and is significantly less than the 19,000 households (950 households per annum) that the 2003 based household projections indicate will form in Cherwell over the SEP period.  
2.6 Policy CO2 of the draft SEP sets out that 5,800 homes will be provided within the Central Oxfordshire part of Cherwell.  This leaves a residual 6,000 homes to be provided in the Rest of Oxfordshire part of Cherwell.  

2.7 The sub-regional advice provided to SEERA by Oxfordshire County Council (document SEP16) sets out within Tables 1-4 the following housing supply position for the Rest of Oxfordshire part of Cherwell District.

Requirement (2006-2026)
6,000 dwellings

Commitments (2006-2026)
3,800 dwellings

Urban Potential (2006-2016)
300 dwellings

Urban Potential 2016-2026)
1,100 dwellings

Total 



5,200 dwellings

2.8 This housing supply leaves a residual requirement of 800 homes to be provided through new housing allocations within Cherwell over the period 2006-2026.

Banbury

2.9 Banbury is the largest town in Cherwell and offers a comprehensive range of facilities, services and public transport infrastructure.  The adopted Oxfordshire Structure Plan identifies Banbury as a main location for housing growth.  Historically Banbury has been a location for major growth with large-scale urban extensions having been allocated at Hanwell Fields (900 dwellings) and Bankside (950 dwellings) through the last two Cherwell local plans.    

2.10 Major additional housing provision at Banbury would be consistent with the criteria for the location of housing set out within Policy H3 of the draft SEP.  It is considered by Berkeley that Banbury represents a sustainable location for further major housing growth and that capacity exists for the town to accommodate new urban extensions of a similar scale to those which have been allocated previously.  

Housing Capacity Assessment
2.11 Berkeley has undertaken an analysis of the capacity for additional housing to be provided at Banbury in the form of sustainable urban extensions.  This analysis has had regard to the main planning constraints effecting land on the edge of Banbury and has identified the following potential development locations, which are regarded as being available, suitable and achievable.

· Land to the south west of Banbury – 2,000 homes

· Land to the west of Banbury – 500 homes

2.12 Together, development in these locations could deliver 2,500 homes and mixed-uses in the form of sustainable and mixed new communities.  This development would deliver a significant level of additional affordable housing provision and additional private sector investment in infrastructure.  
2.13 The additional level of affordable housing provision is regarded as being particularly significant given the affordable housing need within Cherwell.  The Fordham Housing Needs Study 2004, undertaken for Cherwell District Council, identified an affordable housing shortfall of 686 dwellings per annum.  Clearly, an annual district requirement of 590 dwellings per annum, of which a target of 40% would be affordable, would not get close to making up this shortfall.  However, an increase in the housing requirement for Cherwell would assist in narrowing the gap between affordable housing demand and supply.            
Additional Housing Capacity

2.14 The housing supply figures produced by Oxfordshire County Council indicate that to meet the draft SEP proposed housing requirement for the Rest of Oxfordshire part of Cherwell new allocations for only 800 homes need to be made.  It is Berkeley’s view that capacity exists for 2,500 homes to be provided as urban extensions to Banbury, therefore providing an additional housing capacity of 1,700 homes (85 dwellings per annum) on top of the draft SEP requirement.  The provision of this higher level of development would result in a 28% increase in the housing requirement for the Rest of Oxfordshire part of Cherwell. 

2.15 Given the capacity of Banbury to accommodate additional housing, the historic relatively high levels of housing growth at Banbury, the significant affordable housing need within the district and the projected increase in households, there appears to be limited justification as to why this higher level of housing provision should not be planned for within Cherwell. 

2.16 Is it is therefore suggested that the housing requirement for Cherwell be increased by 1,700 homes to reflect this additional housing capacity and need.  This would result in a revised housing requirement for the Rest of Oxfordshire part of Cherwell of 7,700 homes.       


South Oxfordshire

2.17 Policy H1 of the draft SEP makes provision for an additional 10,200 homes to be provided in South Oxfordshire during the plan period, at an average annual rate of 510 dwellings per annum.  Policy CO2 sets out that 7,500 homes will be provided within Central Oxfordshire, leaving a residual of 2,700 homes to be provided within the Rest of Oxfordshire.  

2.18 The sub-regional advice provided to SEERA by Oxfordshire County Council identifies the housing supply position within the Rest of Oxfordshire part of South Oxfordshire as being as follows.

Requirement (2006-2026)
2,700 dwellings

Commitments (2006-2026)
600 dwellings

Urban Potential (2006-2016)
900 dwellings

Urban Potential 2016-2026)
600 dwellings

Total 



2,100 dwellings

2.19 This housing supply results in a residual requirement of 600 homes to be provided on new allocations to meet the draft SEP housing requirement.  

2.20 It is considered that Thame and Henley represent the most sustainable locations for future large-scale development within the Rest of Oxfordshire part of South Oxfordshire.  Having assessed the planning constraints to development at each settlement it is considered that significant potential for large-scale growth exists to the east of Thame.  This location has, in Berkeley’s opinion, capacity to accommodate at least 1,000 homes.  

2.21 Development within this location could be brought forward to deliver the residual housing requirement arising from the draft SEP proposed housing requirement, plus at least an additional 400 homes within South Oxfordshire.     

West Oxfordshire & Vale of White Horse

2.22 Berkeley’s analysis of housing capacity has identified limited potential for major additional growth at the main settlements within the Rest of Oxfordshire part of West Oxfordshire and Vale of White Horse.  

2.23 However, the analysis has identified that significant additional capacity, amounting to at least 6,000 homes exists within the Central Oxfordshire part of these districts.  This additional capacity constitutes 2,000 homes to the west of Didcot within the Vale of White Horse and 4,000 homes to the north and west of Witney.  This housing capacity is in addition to that required to meet the proposed draft SEP requirement.  It is suggested that the housing requirement for West Oxfordshire and Vale of White Horse be increased to reflect this additional capacity within Central Oxfordshire.    

Impact of Additional Growth

2.24
The additional growth proposed by Berkeley Strategic would result in the provision of at least an additional 2,100 homes within the Rest of Oxfordshire.  This represents a 16% increase in the proposed level of housing for the Rest of Oxfordshire.  

2.25
This increase, coupled with Berkeley’s proposal that the housing requirement for Central Oxfordshire should be increased by 16,000 homes, as is set out within Berkeley’s representations on the draft SEP, would provide a housing requirement for Oxfordshire of 65,800 homes.  This represents a 38% increase in the level of housing being proposed within the draft SEP (47,600 homes) and a 32% increase in the current planned rate of housing provision within Oxfordshire.

2.26
It is considered that such an increase in the housing requirement for the Rest of Oxfordshire, and Oxfordshire as a whole, would:

-
Be consistent with the Government’s objective of significantly increasing housing supply;

-
Provide a level of housing within Oxfordshire which more closely reflects the projected additional 65,000 households to form within Oxfordshire during the SEP period (2003 based household projections);  

-
Assist in delivering additional affordable housing to meet the growing needs of Oxfordshire; and

-
Be delivered in a sustainable manner which does not exceed the environmental capacity of Oxfordshire.

2.27
Given that the proposed additional housing growth for the Rest of Oxfordshire is additional to that being proposed within Central Oxfordshire and other surrounding sub-regions, for which Berkeley is also suggesting an increased level of housing provision, it is not considered that an increase in the level of housing provision within the Rest of Oxfordshire would be detrimental to the objectives of the sub-regions.  

2.28
For example, it is not considered that an increase of 2,100 homes in the housing requirement for the Rest of Oxfordshire, coupled with an increase in the requirement for Central Oxfordshire of 16,000 homes, would be detrimental to the prospect of achieving the economic growth objectives for Central Oxfordshire as are set out within Policy CO1.  
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