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	Subject:
	Planning Application 10/00558/OUT - proposed erection of 86 dwellings on land south of Blackwood Place and Molyneux drive and northwest of Cotefield Farm, Bodicote


I refer to your memorandum dated 22 April 2010 regarding the above application for planning permission.  I understand the proposal is to construct 86 dwellings, of which 30 (35%) would be affordable.  The affordable housing would comprise 21 (25%) social rented properties and 9 (10%) intermediate properties.  The mix of the 56 market homes is not specified.  The application is in outline.

The site comprises 3.77 hectares of agricultural land.  The site is not allocated for development in either the South East Plan 2009 or the saved (adopted) Cherwell Local Plan 2011; nor is it allocated in the Non-Statutory Cherwell Local Plan 2011.  I consider the main planning policy considerations below.

South East Plan 2009

Policy SP3 of the South East Plan states that the prime focus for development should be urban areas in order to foster accessibility to employment, housing, retail and other services and avoid unnecessary travel.  LPAs are required to formulate policies which, amongst other things, concentrate development within or adjacent to urban areas and seek to achieve at least 60% of all new development on previously developed land.

Bodicote is not considered to be an urban area and as the application site comprises greenfield land it would not contribute to achieving this ‘brownfield’ target.

Policy BE5 states that in preparing Local Development Documents (LDDs), LPAs should plan positively to meet the defined local needs of their rural communities for small scale affordable housing, business and services. LDDs should define the approach to development in villages based on their functions performed, their accessibility, the need to protect or extend key local services and the capacity of the built form and the landscape setting of the village.  All new development should be subject to rigorous design and sustainability criteria so that the distinctive character of the village is not damaged.

I consider Bodicote to be one of the district’s most sustainable villages in terms of the presence of local services and facilities, including a regular bus service, and in view of its proximity to a large urban area.  It is a Category 1 village in both the saved and non-statutory Local Plans and is proposed to be a Category A village in the Council’s Draft Core Strategy (proposed policy RA1).  It is therefore a reasonable location in which to consider accommodating limited development in the interests of meeting the needs of rural communities, particularly the need for affordable housing, in the context of policy BE2.  The impact of the proposal on village character will of course need detailed consideration.
Policy H2 of the South East Plan states that Local Planning Authorities (LPAs) will work in partnership to allocate and manage a land supply to deliver both the district housing provision [13,400 dwellings from 2006 to 2026] and sub-regional/regional provision.  In doing so, LPAs are required to take account of a number of considerations including:

· the scope to identify additional sources of supply elsewhere by encouraging opportunities on suitable previously developed sites;

· providing a sufficient quantity and mix of housing including affordable housing in rural areas to ensure the long-term sustainability of rural communities;

· the need to address any backlog of unmet housing needs within the housing market area in the first 10 years of the plan.

The policy requires LPAs to plan for an increase in housing completions to help meet anticipated need and demand.  Housing land supply is considered later in these comments.

Policy H3 requires a substantial increase in the amount of affordable housing in the region to be delivered including by taking account of housing need and having regard to the overall regional target that 25% of all new housing should be social rented and 10% intermediate affordable housing.  The application’s proposal for 35% affordable housing is higher than the Council’s current requirement of 30% and is in line with the requirements of policy HE3.

The Council’s Draft Core Strategy (para’ A.142) states that local housing needs estimates (2009) suggest a need for some 390 affordable homes per year (288 on top of the current average supply of 102 per year).  The 2009 Annual Monitoring Report notes however (para’ 5.57) that the Council remains on track to meet the Housing Strategy target of at least 600 dwellings from 2005 to 2011. 
Saved (Adopted) Local Plan 1996

Policy C8 of the saved Local Plan seeks to resist sporadic development in the open countryside whilst policy C7 seeks to prevent demonstrable harm to the topography and character of the landscape (the site lies within an Area of High Landscape Value (AHLV) - see policies C13 and C28).  Policy C30 requires the character of the built environment to be considered.

As the proposal entails the loss of greenfield land in open countryside there is a need to consider the district’s housing land supply position (below) as well as whether there would be unacceptable harm to landscape and local character.

Non-statutory Cherwell Local Plan 2011

Policy H1a of the Non-Statutory Cherwell Local Plan 2011 sets out criteria for considering proposals for new housing development which include the availability and suitability of previously developed sites and empty or under-used buildings for housing and, in the case of category 1 and 2 villages such as Bodicote, whether it would meet an identified local housing need (not just affordable housing).  These policies must now be considered in the context of Planning Policy Statement 3 (Housing) which provides current national policy on managing housing land supply (see below). 
The Non-Statutory Plan contains similar restrictions on building beyond the built up limits of settlements and to achieve protection of the landscape and local character as the saved local plan (policies H19, EN30, EN34 and D3).
Policy R6 of the Non-Statutory Plan encourages the provision of new or extended sporting and recreation facilities.  Policy R8 sets out standards for the provision of children's playspace and formal sports provision, and policy R9 seeks provision of amenity open space.  I understand that comments on recreation / open space provision are to be provided separately from this response. 
Housing Land Supply

Planning Policy Statement 3 (PPS3) requires a flexible supply of land for housing by, amongst other things, maintaining a five-year rolling supply of deliverable (available, suitable and achievable) housing land.  LPAs are required to monitor the supply of deliverable sites on an annual basis, linked to the Annual Monitoring Report review process.

The Council’s 2008 Annual Monitoring Report (AMR) noted that the district had a 5.3 year rolling supply for the period 2009-2014. The 2009 AMR shows that for the same period the district now has a 4 year supply rising to 4.5 years for 2010-2015 and 5.1 for 2011-2016.  However, on 18 February 2010, the Planning Committee resolved to grant permission, subject to legal agreement, for 33 social housing units (20 net additional homes) at the Orchard Way Shopping Parade, Banbury; and, on 11 March 2010 the Committee resolved to grant permission, subject to legal agreement, for a development of 61 homes on land south of Milton Road, Bloxham.  Those developments are considered to be deliverable by 2015 and increase the rolling supply of deliverable housing land for 2010-15 (i.e. for the current monitoring year - 10/11) from 4.5 years to 4.6.

PPS3 requires scenario and contingency planning to identify different delivery options, in the event that actual housing delivery does not occur at the rate expected.  Policies and proposed management actions are expected to reflect the degree to which actual performance varies from expected performance, as indicated in housing and previously developed land trajectories.  Where actual performance, compared with the trajectories, is within acceptable ranges (for example within 10-20 per cent), and future performance is still expected to achieve the rates set out in the trajectories, PPS3 states that there may be no need for specific management actions at that time and that LPAs will wish to continue to monitor and review performance closely and consider the need to update the five year supply, of deliverable sites where appropriate. 

In accordance with PPS3, the district’s rolling supply of deliverable housing land takes no account of unidentified, small site windfalls. Planning permission does exist for some additional 500 homes which if 90% implemented would be more than enough to boost rolling supply over 5 years in 2010/11.  However, small, unidentified windfalls cannot be considered until they are recorded as complete.  New LDF sites will also emerge over the next couple of years, boosting both near and long-term supply.  Once such sites are considered to be available, suitable and achievable as defined by PPS3 they could be considered as part of the rolling supply of deliverable sites.

At the present time, however, it is considered that there remains a need to increase the supply of housing that will be delivered over the period 2010/11 to 2014/15 so that the rolling supply of deliverable land increases back towards 5 years (from 4.6 years) for the year 2010/11.  Recorded housing completions are expected to be low for 09/10 with a provisional figure of 443 compared to a South East Plan requirement of 670 per annum.  Completions are expected to be lower in 10/11 as projected by the AMR (181 excluding unidentified ‘windfalls’ on small sites of less than 10 dwellings).

PPS3 states that where LPAs cannot demonstrate an up-to-date five-year supply of deliverable sites, they should consider favourably planning applications for housing, having regard to the policies in PPS3 including the following considerations:

· achieving high quality housing

· ensuring developments achieve a good mix of housing reflecting the accommodation requirements of specific groups, in particular, families and older people;

· the suitability of a site for housing, including its environmental sustainability;

· using land effectively and efficiently;

· ensuring the proposed development is in line with planning for housing objectives;

· reflecting the need and demand for housing in, and the spatial vision for, the area and does not undermine wider policy objectives.

In the context of the district’s current housing supply position, this application should be carefully considered to see whether or not in meets PPS3 criteria as well as other policy considerations including the South East Plan, the saved policies of the adopted Cherwell Local Plan 1996 and the Non-Statutory Cherwell Local Plan 2011.

As a ‘regulation 25’ consultation document, the Council’s Draft Core Strategy carries little weight.  However, it sets out proposed directions of growth for the district having regard to available evidence.  I am of the view that, in principle, the proposed development would not prejudice the continued preparation of the Core Strategy.  Although the site lies in a rural area, outside built-up limits, Bodicote is one of the district’s most sustainable villages and has been identified (proposed policy RA2) as a village at which it would be sustainable to accommodate some additional housing.  The scale of development proposed in the application is also in keeping with the draft policies for rural areas.  Careful consideration should nevertheless be given to detailed issues including the site’s relationship with the village’s built up area and accessibility to services and facilities. 

If the proposed development were to be considered favourably, it must be clearly be demonstrated that the site is deliverable (available, suitable and achievable) and capable of being recorded as complete by the end of the next 5 year rolling period i.e. by 31 March 2015.  Completions after this date would have no effect on increasing the rolling supply for 2010/11 from 4.6 years.  Sufficient certainty is needed to enable the site to be added to the district’s rolling supply of deliverable housing land upon any resolution to approve.  If shown to be deliverable, it is expected that the site would increase the rolling supply of deliverable housing land for 10/11 from 4.6 to 4.8 years.
I understand that at the time of writing there are another four planning applications (for 10 or more dwellings) which together have the potential to generate about 303 dwellings.  Please note that on this basis, if this application were not to be approved there would still be the potential to return to a 5 year rolling supply.
Philip Clarke
Head of Planning Policy & Economic Development 
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