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Strategic and Community Planning Team

Horsham District Council

Park North

North Street

Horsham

West Sussex 

RH12 1RL
8 April 2012

Dear Sir/Madam,

CONSULTATION - HORSHAM DISTRICT PLANNING FRAMEWORK – 
HOW MUCH HOUSING DOES HORSHAM DISTRICT NEED? 
This letter and the accompanying Hives Planning Report is the response to the Consultation by CPRE Sussex Countryside Trust – Horsham and Crawley (collectively ‘CPRE’ in this letter). Our response is an OBJECTION to Options A, B, C and D.

The following is a brief response on the key issues for consideration, as raised in the questions on page 36 of the consultation document.  It is based on the enclosed Hives Planning Report (March 2012) ‘Horsham District Planning Framework: How much housing does Horsham District need?’ which was commissioned by CPRE and is submitted to this Consultation as evidence.  We asked Hives to critically examine the Locally-Generated Needs Study (GL Hearn, 2011) used as the basis for the options in the Consultation, and to assess whether there were other options for housing numbers to be incorporated in the future Horsham District Planning Framework.

Hives’ Report includes an assessment and analysis of:

· Relevant planning policy context, including the National Planning Policy Framework, South East Plan and adopted Core Strategy.  Consideration is also given to local planning policy in neighbouring districts.

· The current housing position in Horsham District, including recent and projected completions and commitments.

· The Locally-Generated Needs Study (GL Hearn, 2011), including an analysis of population projections, economic-driven population projections, and household growth projections.

· Constraints to future housing growth, including consideration of market constraints and the economic situation; the deliverability of existing allocations; local house prices and affordability; and physical constraints.

The Report concludes that a lower housing target should be set than that set out in the current consultation.  A target of 480 dwellings per annum (9,600 in total) is proposed as a sustainable and achievable level of housing development over the plan period.  This figure is primarily based on consideration of the rate of housing delivery over the last eleven years (paragraphs 3.2, 3.3 and 6.10), plus an additional 20% buffer in accordance with policy set out in the NPPF.  
The outcome over the plan period would be a significant level of growth - an increase of 16% in the number of households in the District.  
We ask that the Report is considered in full by Members of the Council as they decide on the future level of housing for the District.  We consider that providing short answers to the questions, when the whole consultation will have significant implications for the District and its very special character, is unsatisfactory. However, we have attempted to provide short answers to the six consultation questions below, which complement and add to the Hives’ Report findings.

1.
What aspirations do you have for the future of your community?

To retain and enhance its very special character.

2.
What do you feel the benefits of low levels of future employment and housing growth are for you and your community?

This question is predicated on the questionable presumption that employment growth and levels of housing are directly linked and that building a given number of houses will achieve a pre-determined level of economic growth that will result in a given number of jobs.    

According to the consultation document, each of the four ‘options’ offered by Horsham District Council (HDC) will create a specific number of additional jobs - Option A: 1,844 jobs; Option B:.3,000 jobs; Option C: 3,880 jobs and Option D: 5,480 jobs.  Significantly, HDC does not provide substantive and empirical evidence either to support or to explain how these numbers have been arrived at.  What is apparent, however, is that the numbers are derived from the conclusions of the ‘Locally Generated Needs Study’ (LGNS), which are themselves unsupported by sound evidence and are dependent instead on questionable assumptions and presumptions. 

There appears to be a lack of sound incontrovertible evidence linking economic performance and levels of employment directly to house building  This is acknowledged, for example, in the Centre for Cities research paper ‘Housing and Economic Development: Moving forward together’ (2008), which states:

‘The way in which housing markets can impact on sub-national economic performance can be summarised under three broad headings: labour markets, infrastructure, and business and enterprise.  Although a good case can be made for these links based on current concepts and theories, it needs to be acknowledged that significant evidence gaps remain’ 

Question 2 is misleading because it is predicated on a presumption that lacks a substantive evidence base.

3.
What do you feel the benefits of high levels of future employment and housing growth are for you and your community?

Question 3 is misleading because, as is explained in our answer to question 2, the numbers of additional jobs given for each of the four options in the consultation document are not supported by sound evidence. 
4.
Do you agree that the 4 options set out in this consultation document are appropriate options to consider for meeting future employment and housing growth within the District?

CPRE does not agree that the 4 options set out in this consultation document are appropriate options to consider for meeting future employment and housing growth within the District 
because they are all too high.  This view is based on the findings of the Hives Planning Report (2012), the final conclusion (paragraphs 6.13 – 6.15) of which states:  

“6.13
This report demonstrates that the level of growth in Horsham District over the plan period to 2031 – in terms of population growth, employment growth, household formation and migration – is either overstated in the Locally Generated Needs Study or likely to require far fewer additional dwellings than the ‘How Much Housing’ options proposes.  This has been highlighted throughout and summarised above.  The growth that will be experienced in the District will not significantly impact on the housing needs of the area to such an extent to warrant the level of housing proposed in the options.  Accordingly, the evidence on past performance and future economic, population and household formation would support lower levels of new housing growth than those anticipated in the South East Plan (SEP) which was derived from forecasts made prior to 2007 ‘at the top of the market’.“
“6.14
The Options A to D of future housing targets which are now being consulted on as a basis for the District Planning Framework are all much higher than past completions, or even those projected in the AMR.  Even the lowest Option A at 590 dpa is almost 50% higher than past completions.  The LGNS does not adequately justify these high levels of housing, often relying on unsupported assumptions that verge on assertion.  Evidence of housing options in other Districts in the area point towards levels below the SEP, not above. Horsham should be no different.”
“6.15
As for a figure of annual housing completions to recommend, this Report proposes that an increase on the level of past completions provides some flexibility to deal with modest future growth.  In any event the Horsham District Planning Framework will be subject to review and rolling forward can take account of further future analysis (the 2007 Core Strategy is already being reviewed by this Planning Framework).  The newly adopted National Planning Policy Framework (27 March 2012) at paragraph 47 provides a justification for taking past completions and increasing these by 20% to allow for any under-delivery.  Past completions over eleven years have averaged some 400 dwellings per annum, adding 20% to that, results in a future target of 480 dwellings per annum.  This Report therefore recommends an annual housing target of 480 dwellings per annum, or 9,600 additional dwellings over the Planning Framework period.  This includes some 6,600 commitments and represents an increase within the plan period of over 16% on the current number of households.”
5.
Looking at the different levels of jobs and homes created with each of the options A to D set out in this consultation document, which option do you feel is most appropriate for the District?

CPRE does not agree with the consultation document’s presumption that employment growth and levels of housing are directly linked and that building a given number of houses will achieve a pre-determined level of economic growth that will result in a given number of jobs. Our reasons for rejecting this presumption are explained in our response to Question 2. 

As explained in our answer to Question 4, the four options set out in the consultation document are too high.  This view is based upon the accompanying ‘Hives Planning Report’, which we have submitted as evidence. 

CPRE accepts the findings of the Hives Planning Report, which recommends:

“an annual housing target of 480 dwellings per annum, or 9,600 additional dwellings over the Planning Framework period.  This includes the 6,600 commitments and recognises the NPPF requirement for an additional 20% housing supply buffer.  This represents an increase of over 16% on the current number of houses” (Hives Planning Report, paragraph 6.15).

6.
Why do you feel this option is the most appropriate option for the District?

CPRE bases its response on the 'Hives Planning Report (March 2012) – Horsham District Planning Framework How much housing does Horsham District need?’, which we have submitted as evidence. 

The ‘Final Conclusion’ of the Report states that:

“6.13
This report demonstrates that the level of growth in Horsham District over the plan period to 2031 – in terms of population growth, employment growth, household formation and migration – is either overstated in the Locally Generated Needs Study or likely to require far fewer additional dwellings than the ‘How Much Housing’ options proposes.  This has been highlighted throughout and summarised above.  The growth that will be experienced in the District will not significantly impact on the housing needs of the area to such an extent to warrant the level of housing proposed in the options.  Accordingly, the evidence on past performance and future economic, population and household formation would support lower levels of new housing growth than those anticipated in the South East Plan (SEP) which was derived from forecasts made prior to 2007 ‘at the top of the market’.“
“6.14
The Options A to D of future housing targets which are now being consulted on as a basis for the District Planning Framework are all much higher than past completions, or even those projected in the AMR.  Even the lowest Option A at 590 dpa is almost 50% higher than past completions.  The LGNS does not adequately justify these high levels of housing, often relying on unsupported assumptions that verge on assertion.  Evidence of housing options in other Districts in the area point towards levels below the SEP, not above.  Horsham District should be no different.”
“6.15
As for a figure of annual housing completions to recommend, this Report proposes that an increase on the level of past completions provides some flexibility to deal with modest future growth.  In any event the Horsham District Planning Framework will be subject to review and rolling forward can take account of further future analysis (the 2007 Core Strategy is already being reviewed by this Planning Framework).  The newly adopted National Planning Policy Framework (27 March 2012) at paragraph 47 provides a justification for taking past completions and increasing these by 20% to allow for any under-delivery.  Past completions over eleven years have averaged some 400 dwellings per annum, adding 20% to that results in a future target of 480 dwellings per annum.  This Report therefore recommends an annual housing target of 480 dwellings per annum, or 9,600 additional dwellings over the Planning Framework period.  This includes some 6,600 commitments and represents an increase within the plan period of over 16% on the current number of households.”
Accordingly, we recommend that a housing target of 480 dwellings per annum is adopted to direct future housing development in Horsham District up to 2031.

Please keep us up to date with the Consultation.

Yours faithfully,

R F Smith, DPhil (Oxon), BA (Hons)
CPRE Sussex - Vice Chair (West Sussex) 
For and on behalf of CPRE Sussex - Horsham & Crawley
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