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MATTER 1

VISION, OBJECTIVES AND OVERALL APPROACH
Matter 1A: Vision and Objectives

(i) Are the overall vision and objectives in the draft RSS appropriate and do they adequately cover the characteristics and issues of the whole region?

1) Paragraph 4.2 sets out the objectives of the RSS.  However, the RSS objectives do not include the provision of sufficient housing to meet the future needs and demands of households in the region.  As the policies and proposals should flow from the stated objectives, the absence of an objective specifically in respect of the supply of housing is considered to be a fundamental omission.
2) It is critical that the RSS provides the policy framework to ensure that Local Authorities make sufficient provision for housing through their LDFs.  This needs to be given greater prominence by being included as one of the high level objectives of the RSS.
Matter 1B: Spatial Principles

(i) Does the draft RSS set out the right underlying principles for spatial planning in the region?

(ii) Are the different elements of DP1 clearly stated, and how will they be monitored?

(iii) Is the sequential approach in DP1 appropriate?

3) Policy DP1 includes principles to be applied to all plans and strategies developed in the North West.  It requires Local Planning Authorities to adopt a sequential approach to “meeting development needs”.  This requires authorities to not only prioritise the allocation of land for development in accordance with the sequential approach set out in this policy but also to control the release of land for development in accordance with these principles (Policy L4).
4) There are two issues that we wish to highlight with respect to the approach proposed in Policy DP1.  Firstly, the strategy proposed in the Policy is driven by the location of development on brownfield sites in existing settlements regardless of how sustainable those locations are.  Although the policy qualifies the sequential approach by stating that new development must be “genuinely accessible by public transport, walking, and cycling” this will not necessarily result in development taking place in the most sustainable locations.  The policy is likely to result in development being located on brownfield sites in preference to greenfield sites that are in more sustainable locations which have good access to local services and facilities, local employment etc.
5) Secondly, priority is given to the re-use and conversion of existing buildings within settlements as the first stage in the sequential approach.  The assumption is that the re-use of existing buildings is preferable to their redevelopment, that they are worthy of retention and are capable of being converted to meet modern standards.  The conversion of existing buildings may not represent the most efficient use of the land, the buildings may be unattractive and obsolete, and it may not be economically viable to bring them back into use.

6) The sequential approach contained in the policy does not accord with PPG3 paragraph 30 or draft PPS3 and other Government policy which makes no distinction between the re-use and the redevelopment of previously developed land and buildings within urban areas.  Consequently, it is wholly inappropriate to place the re-use of buildings above the development of previously developed land in the search sequence.

7) Objection is raised to the concept of “brownfield first” to hold back the release of greenfield sites.  Plan, Monitor, Manage has demonstrably failed to ensure the release of sufficient land for housing since PPG3 was published in 2000.  Policies should be based on realistic assumptions of deliverability rather than a blind adherence to a brownfield first sequential approach to the release of land for development.  The sequential approach to land allocation in PPG3 is not carried forward into draft PPS3 and this needs to be reflected in the emerging RSS.
8) Chapter 3 of the RPG13 Annual Monitoring Report April 2006 sets out the position regarding the housing provision.  Although the data is incomplete, it suggests that in the region as a whole, the annual net completions have been below the annualised target.  There are a number of reasons for this but there will be a time lag in terms of accelerating completions to respond to the increased demand for housing.  An increase in output is unlikely to be achieved by insisting that brownfield sites are developed before releasing greenfield sites.

9) The phasing policies in adopted Local Plans will continue to operate until replaced by new policies in LDFs. Thus the release of more land will not occur for possibly another three or four years by which time there will be a significant backlog in housing provision that will need to be made up.
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