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Dear Stuart,  

POLICY H4 MONITORING PAPER 2004

Thank you for consulting the Secretary of State on the 2004 monitoring paper.  We have looked closely at the report. Whilst the short term position appears sound, we are concerned over the accuracy of the long term forecasts.  Weaknesses in the evidence base lead us to conclude that there is a high risk that Hampshire will not deliver the RPG target by 2011.  

The County as a whole has failed to deliver sufficient houses for a number of years, despite previous monitoring reports indicating that conditions are about to improve.  There is also nothing in the report to suggest that local authorities are committed to the actions needed to achieve the increase in completions in the long term.  In our meetings with districts it is apparent that many are prepared to do no more than meet the baseline.  They also fail to provide evidence of housing supply beyond the next three or four years.  Finally, delays to the plan preparation process are preventing housing sites come forward.

As a result of this lack of confidence in the forecasting, the JAP is asked to consider the release of at least some of the reserve in order to provide certainty that housing numbers will be met.

Once the Joint Advisory Panel has made a decision on 10th March, the Secretary of State will consider what further action, if any, is necessary.

Detailed comments are set out in the attached schedule





Yours sincerely,

Paragraph no.
Comment

4.2
The 02/03 figure was actually 9% below the adjusted requirement of 6165

4.3 and Table 1
The accuracy of short term projections is not important, and is relatively simple when it is based on planning permissions.   Release of the ‘reserve’ is intended to replace a shortfall several years into the future, therefore the key test is the credibility of the long term forecasts.  There is no further evidence presented by the report to provide confidence in the robustness of the long-term forecasts.

5.4 and Tables 2 and 3
These tables are misleading, as they do not compare performance with the RPG requirement.  In fact, the Structure Plan area only delivered 84% of the RPG requirement over the period 1996-2003. 

6.8 and Tables 6 and 7
Only those sites with planning permission can realistically be considered as identified supply. They are the only sites that offer sufficient certainty of delivery before 2011. Allocated sites in adopted local plans offer medium certainty, but allocations that have not been through the inquiry process can have much less weight attached to them.  It should not be assumed that all the current allocations will deliver completions by 2011.  Throughout the South East there are many examples of allocated sites being subject to delay.  The Barker review (chapter 9) provides a useful analysis of the timescales for housebuilding. 

Many local plans are not due to be adopted until 2005 or even 2006; it is not clear how sites allocated in these plans will deliver the planned rates by 2011. There is no evidence that LPAs are prepared to release sites in advance of local plan inquiries.

There appears to be an inconsistency concerning the large site figures for Basingstoke and Fareham.  Table 7 show figures of 8626 and 1946 respectively. However, the large sites schedule shows  estimates of 7322 and 1402 dwellings completed by 2011.  The ‘other supply’ column cannot be included as there is no firm commitment to release these sites. This sums to a shortfall of 1,848 dwellings.

6.10 and Table 8
Supply from urban capacity sites and windfalls can have little weight until studies and assumptions have been tested through the local plan process.  

There is a danger of double-counting supply from UCS and windfalls.   If the UCS has identified potential sites they should be identified in the local plan; if they are not identified then they should be considered as windfalls.  Windfall rates should be informed by the UCS and not just previous rates of supply. 

6.16
Given the long lead-in times required to deliver large sites, and the risk from other factors which can delay delivery, many of the assumptions are considered unrealistic.  For example, there is some doubt that West of Waterlooville will deliver 1600 dwellings by 2011, given the lack of planning permission and the very high rate of assumed completions.

Table 10
It is troubling that the forecasts for the period 06-11 differ so widely between each of the three reports: in 2002 an average of 7106 was estimated, in 2003 this was revised downwards to 6148, and this year has been revised upwards again to 7564.   The report does not clarify the source of these additional 1400 dwellings per year, or how circumstances have changed over the year so that the estimates have had to be significantly revised.

The assumed rates of completions appear to be extremely optimistic, taking account of past rates.  Over the last 3 years Southampton averaged 724 per year, yet it is now suggested that they will average 825 per year.  This is a phenomenal rate of completions that in recent years has only been bettered by Milton Keynes and Ashford; areas of growth on Greenfield sites.  Whilst such a rate would be welcome, it is regarded as extremely unrealistic. Neither the Southampton Local Plan, nor evidence submitted to the local plan inquiry support this high and sustained  rate of housing. The position in Portsmouth appears even more optimistic: an average of 856 per year, compared with the average over the last 3 years of 572.  It is doubtful whether such rates, even if attained, could be maintained to 2011, some 8 years.  Finally, the estimate for Project Connaught in Rushmoor appears optimistic.  There is no planning permission and the development is large and complex.

Para. 7.7
Comparisons with the 1980’s are not helpful.  The planning policy environment is now completely different.  Firstly, significantly more dwellings are expected to be built on brownfield sites, which are more complex and can take longer to build out than a Greenfield site.  Secondly, the expectations for development are much greater: higher densities, good quality designs and layouts, affordable housing and other public benefits, access to all modes of transport etc.

Para. 7.10
The adjustments are welcome.  However, they do not overcome the significant weaknesses in the forecasts, set out above.  


