2A Revisited/Maidstone Borough Council (7295)

1 (Revised 2A.5) Does Policy H1 plan for an appropriate and deliverable level of housing growth for each sub-region and 'Rest of County' area, taking account of best available information and all relevant factors, including:

· the draft plan's vision and public opinion;

· demographic, housing need and backlog, and affordability;

· economic potential and regeneration;

· local capacity for growth, including infrastructure and government policy initiatives;

· environment?

1.1 In bidding for, and gaining New Growth Point status, the housing figures for Maidstone, as specified in Policy H1 of the draft Plan, will need to be up-dated. Targets reflecting the period of Growth Point status should be confirmed through the South East Plan. Section D1, 1.23, and Policy H1 both recognise the possibility of accommodating an extra 1000 houses in Maidstone Borough, while the Maidstone Borough Council application for New Growth Point status increases the level from a potential 9200 to 10080.

1.2 In its Core Strategy DPD preferred options consultation
, Maidstone Borough Council echoes the Plan vision set out in Section C. The four main themes of the consultation are;

· Creating Prosperity

· Making Quality Places

· Enhancing the Environment

· Increasing Social Wellbeing

The Borough Council is consulting on the Preferred Option for the LDF Core Strategy which includes provision requirement of 10080 homes. Alternatives for targets of 8200, 9200, 12000 and 15000 are also assessed and presented as rejected options in the consultation for public and stakeholder comments. The award of growth point is dependant on partner support as set out in the “Henry Cleary” letter and documentation attached as Appendix 1; partners, particularly the Environment Agency and Highways Agency have voiced misgivings about exceeding the target of 10080.

1.3 Population growth is predicted to rise steadily from 2006-2016 at a rate higher than Kent or the South East. The population increase will come from the indigenous population and from immigration. The predicted growth will inevitably be affected by the levels of housing provision.

1.4 The 2005 Housing Needs Survey
 revealed that within the Borough, there were 3813 cases of concealed households over the three years to 

2008, and that there was an unmet need of 962 affordable housing units annually.

1.5 Historically, Maidstone has retained the role of County Town of Kent, and is an administrative centre for the public and private sectors. This has weakened in recent decades and the Council is concerned to reassert this role into the twenty-first century. Since the late 1980s, for reasons attributed in large part to the low quality of sites available, the Maidstone office market has weakened.

1.6 Pay in Maidstone is unbalanced, with a significant difference between workplace earnings and resident earnings, especially in comparison to wider areas. Local house prices are relatively high, particularly compared to workplace earnings.

Table 1: 
Maidstone – Earnings Compared to Other Areas (mean, gross, per week)

	
	Resident Earnings
	Workplace Earnings

	Maidstone
	£476.80
	£389.90

	Kent
	+2.6%
	-5.5%

	South East
	-2.6%
	-18.3%

	England and Wales
	+6.1%
	-12.5%


Annual Survey of Hours and Earnings, 2006 First Release, ONS

1.7 Maidstone Borough Council responded positively to the New Growth Point initiative. Indeed, public consultation conducted in February 2006 for the Core Strategy Issues and Options
 stage indicated that residents were not negative to the concept of growth, as long as the necessary social, transport and environmental infrastructure is provided from the outset of the development. It is clear that Maidstone can accommodate the growth, but will need definite public funding to help pay for infrastructure provision.

1.8 The Maidstone Borough Council approach, as defined in the Core Strategy DPD preferred options consultation, proposes to accommodate a significant proportion of the 10080 requirement in one or two urban extensions to the east and south east of the main urban area of Maidstone. The Urban Capacity Study, undertaken in 2006, along with existing planning permissions, suggests that 45-50% of units can be accommodated on urban brownfield land within the Borough. The Borough’s priority in accommodating the new development is to create communities and to regenerate urban areas.

1.9 Background Document 2 to the Core Strategy consultation – Preferred Location for Future Development
 illustrates the constraints in and around the preferred location for development in Maidstone Borough. In developing the Core Strategy and the spatial location of development to the east and south east, the Council has had regard to the most stringent of environmental constraints that pervade the area.
1.10 The Borough Council has demonstrated a strategy that it considers is capable of accommodating growth at a higher level than that required in Policy H1 of the Plan. Given the social situation as regards housing needs, and the situation as regards employment needs, the proposals of the Core Strategy are consistent with those in the vision of the Plan. Maidstone retains an important role as the County Town of Kent and hub, and must be able to plan to meet that role. Substantial constraints remain however, and the Council’s preferred option is aimed at reconciling the environmental constraints with social demands that cannot be ignored. The target of 10,080 strikes the right balance and this is the one recommended to the panel. Guidance on phasing post-2016 would be helpful.
2 (2A.6) Hypothetically, what would be the implications of higher regional housing levels on:

· water supply and waste water treatment, and flood risk;

· transport and other infrastructure;

· affordable housing;

· landscape, heritage and biodiversity assets;

and to what extent could these be addressed?

2.1 Hypothetically, some of the implications of higher housing levels are assessed in Background Document 2 (BD2) – Preferred Location for Future Development. Appendix 1
 to BD2 is a matrix of the twelve spatial options for development considered by Maidstone Borough Council.

2.2 As part of the New Growth Point bid process and the ongoing Core Strategy process, the Borough Council has been consulting stakeholders, including the Environment Agency, Mid Kent Water (supply) and Southern Water (drainage). There is a clear concern regarding water supply, not just in Maidstone, but across the whole of Kent, and the South East region generally. Water companies are obligated to ensure the supply of water, which skews the perspective a little, however the region is only just emerging from a two year water shortage. In that time Maidstone Borough Council prepared and adopted the first part of a Sustainable Construction SPD
 regarding water use and efficiency as an illustration of the severity of the issue of water supply. 

2.3 Drainage problems to the east of the Borough form a major issue when considering new development, and Southern Water has started to consider how new development can be accommodated in the proposed urban extensions.

2.4 Much of the primary floodplain in Maidstone has historically been built upon, however the Council would strongly resist new development on remaining floodplain due its accepted unsustainable nature.

2.5 Infrastructure issues are recurring in Maidstone as a result of under-provision of social, environmental and transport infrastructure facilities and schemes. As part of the Core Strategy consultation process, the Borough Council has considered this recurring theme and is making essential to the process the concept of infrastructure provision at the same time as housing provision. The planned urban extensions would incorporate a school, community facilities and the South East Maidstone Strategic Link (SEMSL) road (formerly known as the Leeds-Langley bypass), along with public transport measures for the entirety of Maidstone. This route should be identified in the RSS as a proposal.

2.6 The Highways Agency has commissioned a transport model to assess the likely impacts of the level of development proposed in the Core Strategy, with specific concern for the strategic route of the M20.

2.7 The Borough Council has considered the implications of growth and proposes a way to accommodate it, while providing high standard communities for its residents. The main issue in the case of infrastructure however is where the necessary funding would come from. While the proposed Planning Gain Supplement may radically alter the ability to gain funding from developers, even that will not pay for everything. At some point large amounts of public funding will inevitably be required, and more so if higher housing targets are imposed.

2.8 In theory, more affordable housing will be provided with a higher provision requirement. The Housing Needs Study 2005 however, identified 3813 concealed households for the period 2005-2008, and a shortfall of 962 affordable housing units per annum. The Borough Council adopted its Affordable Housing DPD in December 2006, with a threshold of 15 units and a requirement of 40% affordable housing
. Even so, 40% of 10080 translates only to 201/2 affordable units per annum. When all planning applications are considered, delivery historically amounts to 29% rather than 40%, 29% of 10080 translates as 146 affordable units per annum. The backlog of 962 units per annum is clearly an unsustainable and unattainable target.

2.9 If, as a result of a higher housing requirement, the Council had to rely on developing all possible brownfield sites, including those discounted in the 2006 Urban Capacity Study
, the amount of extra affordable housing delivered may not be as high as possibly anticipated due to the extra costs of developing brownfield sites and an increased reliance on smaller sites, many falling below practical and policy thresholds to supply a mixture of housing size, type and tenure.

2.10 The Council has carefully considered issues surrounding landscape, heritage and biodiversity in preparation of the Core Strategy preferred options document and background documents. The preferred option and target reflects this understanding. If higher housing levels were imposed on the Borough, these issues would still remain, but it would be more difficult to achieve an acceptable balance.

2.11 The extent to which any of these issues could be addressed would naturally depend on the degree of any housing requirement increase. Maidstone Borough Council, in bidding for New Growth Point status, has already increased its housing requirement levels over those proposed in Policy H1. The bidding process required that the Council enter into ongoing work with partners and stakeholders to ensure that the extra 

housing can be properly delivered. Initial discussions suggest that it would be difficult to accommodate further housing and associated development in the Borough without impinging on the quality of life that the developments could deliver and upon the constraints identified in the panel’s questions.

� The Core Strategy DPD preferred options consultation can be referred to at: � HYPERLINK "http://www.digitalmaidstone.co.uk/Default.aspx?page=5249" ��http://www.digitalmaidstone.co.uk/Default.aspx?page=5249�


� Housing Needs Survey 2005: � HYPERLINK "http://www.digitalmaidstone.co.uk/digitalmaidstone/pdf/0504HousingNeedsSurvey.pdf" ��http://www.digitalmaidstone.co.uk/digitalmaidstone/pdf/0504HousingNeedsSurvey.pdf�


� Café Conversations: � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/070125_BD3.pdf" ��http://www.digitalmaidstone.co.uk/pdf/070125_BD3.pdf�


� Preferred Location for Future Development (Background Document 2):


Main – � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20main%20doc%20combined.pdf" ��http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20main%20doc%20combined.pdf�


Appendices 1-3 – � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/070126_%20BD2%20%20app%201-3.pdf" ��http://www.digitalmaidstone.co.uk/pdf/070126_%20BD2%20%20app%201-3.pdf�


Appendices 4-8 – � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20app%204-8.pdf" ��http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20app%204-8.pdf�


Appendices 9-11 – � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20app%209-11.pdf" ��http://www.digitalmaidstone.co.uk/pdf/070126_BD2%20app%209-11.pdf� 








� Preferred Location for Future Development (Background Document 2) – Appendices 1-3: This link can be found under Footnote 4.


� Sustainable Construction SPD: � HYPERLINK "http://www.digitalmaidstone.co.uk/pdf/060802%20Sustainable%20Construction%20SPD%20(Intro%20and%20Using%20Water)%20Adopted.pdf" ��http://www.digitalmaidstone.co.uk/pdf/060802%20Sustainable%20Construction%20SPD%20(Intro%20and%20Using%20Water)%20Adopted.pdf�


� Affordable Housing DPD: � HYPERLINK "http://www.digitalmaidstone.co.uk/PDF/061220%20AH%20DPD%20Adopted.pdf" ��http://www.digitalmaidstone.co.uk/PDF/061220%20AH%20DPD%20Adopted.pdf�


� The Urban Capacity Study 2006 can be found by following the link provided at Footnote 1.





