Non Participant Statement

Matter 2A.5

Greenway Land LLP
Written Submissions to the Examination in Public of the Draft South East Plan

Matter 2A.5  – Spatial Strategy: Aylesbury
Introduction

These submissions have been prepared by the Greenway Land LLP which controls over 500 acres of land at the former Little Horwood Airfield near Winslow.  The site lies within the Aylesbury and Milton Keynes sub-region.
Greenway Land LLP has already submitted representations in respect of Matter 8F and these representations should read in conjunction with the existing submissions.
The thrust of the submission is that Greenway can deliver a substantial quantum of development at a growth point that is consistent with emerging policy and other drivers, including factors such as infrastructure provision.  The site is deliverable and can assist in meeting existing and future (higher) growth targets.

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?
The first part of the question raises two distinct issues:
1. Is the level of housing provision for the sub-regions, as set out in Policy H1 appropriate.

2. Is the level of housing provision deliverable.

Greenway Land LLP has already commented in respect of the level of housing provision within the Milton Keynes and Aylesbury sub-region.  Greenway is concerned that the level of housing provision within the Aylesbury sub-region is far too low having regard to, amongst other things, the latest information on household formation rates.
Greenway considers that first, the quantum of housing within the sub-region is too low, and secondly the distribution between Aylesbury and the rest of the district is inappropriate.
The latter issue is of particular concern and is manifest from the fact that arbitrary split in housing distribution of 80% in Aylesbury and 20% in the rest of the district means that there is a real risk that deliverable and sustainable housing locations within the ‘rest of district’ would be overlooked because of the desire to follow an inflexible approach to housing distribution.
In this context it is important to have regard to the significant change in PPS3 from the previous version of PPG3 by the removal of the ‘sequential test’ for housing sites.  PPG3 introduced a test to identify where housing should be located.  The priority was to be given to previously-developed land in the urban area which was well located to public transport and services, through to Greenfield sites and urban extensions in sustainable locations.

However, PPS3 advises that housing allocations should relate to the ability to deliver sustainable development, rather than prescribing a fixed, preconceived notion or approach where a particular nomenclature of development (ie urban extension versus new settlement or growth point) is inherently more sustainable than another.  Thus, it is right and proper to revisit the strategy underlying the assumptions that led to the arbitrary split of 80:20 between Aylesbury and the rest of the district.

To illustrate this point, attention is drawn to paragraphs 37 – 38 of PPS3 which deal with providing housing sites in suitable locations.  This states, amongst other things, that:

“Regional Planning should, working with stakeholders, set out the criteria to be used for selecting suitable broad locations for new housing, taking into account:

- 
The objectives of relevant national policies and programmes that seek to support the provision of new housing developments for example, Growth Areas.  Particular circumstances across the regional or sub-regional housing market that may influence the distribution of housing development.  For example:

· Where need and demand are high, it will be necessary to identify and explore a range of options for distributing housing including consideration of the role of growth areas, growth points, new free-standing settlements, major urban extensions and the managed growth of settlements in urban and rural areas and/or where necessary, review of any policy constraints.

· Where need and demand are low, it may be necessary to renew or replace the existing housing stock in particular locations in both urban and rural areas.

· The availability and capacity of, and accessibility to, existing major strategic infrastructure, including public and other transport services, and/or feasibility of delivering the required level of new infrastructure to support the proposed distribution of development

· The need to create and maintain sustainable, mixed and inclusive communities in all areas, both urban and rural.”  (underlining added)
It is important to note the reference to ‘growth points, and new free standing settlements’ in the same context (and arguably higher priority) as major urban extensions.  PPS3 makes clear that it necessary examine what is the most sustainable option for growth, and that sustainability is addressed in the widest sense of the term.
The ability of Greenway to contribute to the delivery of the sub-regional strategy is important on a number of levels, which mean that it is an eminently suitable location for the major development on a number of levels, including:

1. It is a large site of sufficient critical mass to deliver a truly sustainable community with all the necessary attendant transport, social, community, recreational, educational, employment and other infrastructure:

2. It is a brownfield site.

3. It is located to the north of the existing East West rail line.  East West rail represents a hugely under-utilised piece of public infrastructure, the delivery of which will make a significant contribution to the delivery of sub-regional policy objectives.  Spatial strategy should encourage development along this corridor at key growth points where the locational and sustainable advantages of accessing the railway can be maximised.  Greenway can make a significant contribution to East West Rail project, both in terms of financial contributions to delivering East West Rail, and to the long term operation of line from by passenger numbers from residents at any new development and from existing communities who would benefit from a new station and integrated transport hub linked to a high quality bus service at Greenway.
4. There are significant opportunities to contribute to objectives within PPS3 of reducing carbon emissions from decentralised energy supply systems based on renewable and low-carbon forms of energy supply.  This issue is being extensively investigated by Greenway and it is believed that the site provides greater opportunities to reduce carbon emissions from energy than other locations which are being promoted around Aylesbury.  Larger sites like Greenway have a greater ability to reduce carbon emissions through local generation of energy than development on smaller sites where economies of scale do not make local generation a viable option.  The ability to reduce carbon emissions from energy supply is a hugely important factor that should influence spatial distribution.  A spatial strategy which relies on windfalls and small sites to contribute to housing need is unlikely to lead to the objectives of reducing carbon emissions from homes as decentralised energy supplies will not be viable.
The second part of the main question deals with the issue of deliverability.  It is now documented that the quantum of housing required within Aylesbury that is necessary to meet the targets within the existing MKSMSRS are not being achieved.  It is not clear whether the existing difficulties in delivery are contextual or constitutional.

A considerable step change in delivery is required in order to achieve the existing targets.  Delivery could be exacerbated by delays in bringing forward strategic sites around the edge of Aylesbury, many of which are heavily constrained.
Greenway provides an opportunity to make an early contribution to housing delivery within the sub-region at a site that is truly deliverable within the meaning of PPS3, which requires land to be deliverable in order for it to realistically contribute to land supply.  To be considered deliverable a site must at the point of adoption of the relevant Local Development Document:

· Be Available – the site is available now. 

· Be Suitable – the site offers a suitable location for development now and would contribute to the creation of sustainable, mixed communities. 

· Be Achievable – there is a reasonable prospect that housing will be delivered on the site within five years.
Greenway can fulfill these objectives.

Turning to the bullet points within the question, Greenway responds as follows.
a. The draft plan’s vision and public opinion.
No comment.

b. Demographic, housing need and backlog, and affordability.
This matter is addressed in Greenway’s other submissions, but additionally the opportunity to exploit all opportunities that can contribute to housing need and affordability issues in the sub-region as a whole should be examined through the LDF process.  This should be recognised in the RSS.
c. Economic potential and regeneration.
This matter is addressed in Greenway’s other submissions.

d. Local capacity for growth, including infrastructure and government policy initiatives.
This matter is addressed in above and in Greenway’s other submissions.

e. Environment.
Greenway would comment in general that it is necessary to explore all opportunities where development can be brought forward in locations where environmental (ecological, landscape, archaeological etc) impacts can be minimised to an acceptable level or mitigated.  The need to avoid designated landscapes and other sensitive areas is an important consideration that must inform the spatial distribution of growth.
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