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1. This statement further expands upon the initial representation made by the respondent on the Core Strategy Submission document in respect of Policy SS3 Housing.

2. The initial representation highlighted three elements of the proposed policy which were considered to be unsound.

i) That the timescale for the plan should extend out to the period 2023 in order that this will enable continuous housing delivery for at least 15 years from the date of adoption of the Core Strategy in line with Planning Policy Statement 3.

ii) The figures contained within the table set out in Policy SS3 suggest that the scale of new housing development to be accommodated within the Principal Settlements will achieve only 46% of the overall total for the district in the plan period.  This is considered to be in conflict with Policy SS1 which suggests that 50% of new homes should be provided within the Principal Settlement

iii) Figures within the table in Policy SS3 as they relate to ‘Allocation’ should not be put forward as a range but as a single minimum requirement as a ‘range’ provides no certainty with regard to overall scale of new housing development to be provided.

3. With regard to the first of these matters, Policy SS3 confirms that ‘at least 8000 dwellings will be built between 2001 and 2021 in accordance with the East of England Plan’. However the Secretary of State Proposed Changes in December 2006 (D12) confirms that the ’District allocations in the policy should be regarded as minimum targets to be achieved, rather than ceilings which should not be exceeded’.
4. Paragraph 53 of PPS3 (B18) confirms that Local Planning Authorities should set out in Local Development Documents broad locations and specific sites that will enable continuous delivery for housing over a 15 year period from the date of adoption. The Local development Scheme (Third Revision) (G19) confirms that the Core Strategy will be adopted in 2008. On this basis the 15 year plan period for the delivery of housing in the Core Strategy should extend up to 2023.

5. The Secretary of State Proposed Changes December 2006 (D12) confirms that in planning for a continuous 15 year delivery of housing from adoption the local development documents should make the assumption that the annual average rate of provision in the early years after 2021 will be the same as for the period up to 2021.  In this regard Policy SS3 of the Core Strategy should identify a requirement for an additional 800 houses to cover the period (2021 – 2023). In total therefore the Core Strategy policy SS3 should provide for the construction of at least 8800 dwellings in the period 2001 – 2023.
6. Secondly, the table forming part of Policy SS3 suggests that a total provision can be made for 9,488 dwellings in the period 2001-2021 however of that figure only 46% of the dwellings are at present identified to be provided within the Principal Settlements based on the ‘upper allocation’ proposed for those respective settlements. 
7. The policies of the Core Strategy do not provide any certainty that the upper figures within the range for the allocations will be achieved and thus it is conceivable that if they are not then the contribution from the Principal Settlements will be reduced even further. 

8. Our client has made representations on the Core Strategy in respect of Policy SS1 to the effect that the proposal for 50% of new dwellings to be provided in the Principal Settlements does not reflect the ‘majority’ of new development. On the basis of the housing supply table in policy SS3 there is an even reduced possibility of this scale of housing development being achieved in the Principal Settlements.

9. The figures within the table appear to indicate a potential over reliance on the ‘windfall estimate’ which does have an impact on the scale of new allocations required in the plan period. PPS3 (B18) confirms that an allowance for windfalls should not be included in the first 10 years of supply unless Local Planning Authorities can provide robust evidence of genuine local circumstances that prevent specific sites being identified.

10. Reference to Background Paper No 1: Housing (A10) states that within the Housing Strategy windfall development will make a minimal contribution to future housing land supply. However consideration of the windfall figure in Policy SS3 indicates that the ‘windfall estimate’ accounts for 25% of the total housing provision 2001 – 2021. A figure of 25% is not considered to be minimal and would appear to be in conflict with the content of PPS3. 
11. On this basis it is suggested that the windfall allowance should be reduced and replaced through an increase in the level of new allocations to the Principal Settlements.

12. With regard to the third and final issue on Policy SS3 there is no justification provided as to the inclusion of a ‘range’ for the allocation of new housing sites. PPS3 (B18) states that Local Planning Authorities should develop policies to ensure that sufficient, suitable land is available to achieve their housing. The onus on Local Planning Authorities is to provide certainty in particular the scale of new additional housing sites required to meet their respective requirements in the plan period.
13. The policy as presently proposed to include a ‘range’ for allocations does not provide that certainty and as such cannot provide clear guidance for the further preparation of the Site Specific Allocations DPD or the future planning for the respective settlements.                

