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2. INFORMATION

Background

2.1
This strategic policy context for new development in the Borough is provided by the Draft Milton Keynes South Midlands Sub Regional Strategy. This provides for 15200 new dwellings in Kettering Borough for the period 2001 to 2021, with a completion rate of 812 dwellings per annum 2001 to 2011 and 708 per annum 2011 to 2021. The Proposed Changes to the MKSMSRS published in October 2004 proposes a reduction in this completions rate on the basis of providing for 13100 dwellings with completion rates as follows: -

2001 - 2006

550 per annum

2006 – 2011

810  

2011 – 2016

630

2016 – 2021

630

2.2
The Draft MKSMSRS indicates that development should be undertaken in the form of sustainable urban extensions east, west and south of Kettering, a sustainable community being identified as one capable of a mix of uses with the following key requirements: -

· Employment land

· Good public transport

· A range of dwelling types, sizes and tenures

· A size, scale and identity to support basic local neighbourhood amenities

· A population with a range of ages and income

2.3
Whilst sustainable urban extensions are likely to provide the longer term housing needs for the Borough, the phasing policy contained within the Draft MKSMSRS and Proposed Changes Document does require the early delivery of growth. With the lack of an up to date strategic framework in the form of Local Development Documents, delivery of housing growth will initially be through the existing policy framework in the saved policies contained in the County Structure Plan and the Local Plan. In order to ensure an adequate supply of land to meet the growth requirement of the area the Council needs to examine the likely delivery of growth through the existing policy context along with the possible consideration of departure applications.

2.4
Section 54A of the 1990 Planning Act and Clause 37 of the Planning and Compulsory purchase Bill requires Local Authorities to determine applications in accordance with the Development Plan. Government guidance states that in determining planning applications other material considerations can be taken into account including whether plan policies are up to date. The Bill provides that where there is conflict between a policy in a Regional Spatial Strategy or Development Plan Document (DPD), the most recent policy will take precedence, emerging policies being regarded as a material consideration. The test for a strategic departure would be where a development was

So substantial or where the effect is so significant that the granting of permission could prejudice the LDD by predetermining decisions about the scale, location or phasing of new development which are being addressed in the policy in the LDD.

2.5
A proposal which would have an effect on only a small area would rarely be in this category. This is particularly important where a phasing policy may be effected. With regard to non-strategic sites refusal where an LDD is at an early stage would rarely be justified on the basis of the delay. In Kettering the LDD process is at an early stage with the programme for the adoption of the core strategy being at present mid 2007. The Local Plan, adopted 1995, in terms of housing land covers the period to 2006, most of the housing and industrial allocations having been brought forward with the exception of the Rothwell/Desborough SDA.

Land Supply

2.6
The Rothwell/ Desborough SDA is proposed to be brought forward as a DPD under the new planning system, as will any urban extensions relating to Kettering (or Burton Latimer). Other development sites have been completed since 2001; others have been identified within the Urban Capacity Study as providing a potential development opportunity. Windfall sites will occur in both the rural and urban areas and planning applications may come forward on sites outside the urban areas or on land not allocated for development in the Local Plan – so called ‘departures’. It is these sites, which the Borough Council will need to assess for their strategic significance prior to determination.

2.7
The current housing figures for completions 2001-2004, outstanding planning consents, possible windfall completions as well as allocated sites and urban capacity sites are provided as follows:-

	Completions 2001-2004
	1299



	Outstanding Planning Consents March 2004
	3235

	Estimated 5yr Windfall 
	140

	Urban Capacity Estimate
	1162

	Outstanding Local Plan Allocations
	519


2.8
At present this provides for land supplies in excess of 5 years.  Kettering town centre will provide further opportunity to increase the urban capacity  which will need to be assessed. Initial indications suggest that 950 new dwellings may be able to be provided in the town centre.

2.9
It should be noted that not all the sites would eventually be developed.

Appendix 1 provides the statistical background. The Land Supply and Requirements chart shows how the 13100 is broken down into various components with new allocations being the number of new dwellings to be found on new sites. The Provisional Plan Allocations chart indicates how the 5664 – new sites - could be broken down for the purposes of managing land supply ( though this is not a commitment at this stage).The Five Year Land Supply Chart indicates the rolling 5 year land supply requirement under the Sub Regional Strategy – Proposed Changes, the 5 year land supply should delivery be achieved through the development plan documents only ( plus commitments & SDA)  and the five year land supply should the Council progress other sites as departures ( small urban extensions or changes to allocations and further investigation of the potential of the town centre).

2.10
Planning Policy Guidance Note 3 states that sufficient sites should be shown on the plans proposals map to accommodate at least the first 5 years of housing development and this is considered to form a general guideline for housing land supply. Urban capacity studies would be considered as part of the supply in line with Planning Policy Guidance Note 3.

Delivery

2.11
The Draft MKSMSRS ( and Proposed Changes Document) along with the County Structure Plan provides the policy context for the Rothwell/Desborough SDA. The SDA will provide for 1400 dwellings 700 at Desborough and 700 at Rothwell. At present the Council following the initial identification of the area of search is assessing expressions of interest with a view to progression of the proposed Area Action Plan (AAP). This AAP proposed to be identified within the Local Development Scheme with adoption  by late 2006. The completion of this plan as an AAP will absorb considerable staff resource and be subject to a Sustainability Appraisal (and Strategic Environmental Assessment). It is unlikely therefore that development on the SDA sites will commence within a Development Plan context before December 2006.

2.12
The Proposed Changes Document also provides for approximately 8000  dwellings to be focused in within or as an extension to Kettering town in the form of sustainable urban extensions. Delivery of any urban extension(s) is unlikely before  2007 with the adoption of the joint Core Spatial Strategy. Any extension of Corby into the Kettering administrative area in terms of dwelling numbers will be incorporated into Corby’s existing allocation i.e. be additional to the Kettering allocation.

2.13
At present the Council has a 5 year land supply but if no new allocations are made  or new consents granted prior to 2007 there will be an interim period when there will be reduced land supply ( see Appendix 1). The early delivery of the Rothwell/Desborough AAP would off set this and provide time to progress any urban extension AAP. Alternately the Council may consider the need to release other sites or accept the early release of an urban extension.

3.
OPTIONS

3.1
The following alternatives are available to the Council: -

· The Council could progress within the context of the LDS. This could however restrict the choice of housing sites available to small sites the market relying heavily on urban capacity sites and windfall sites.

· The Council could consider at an early stage the potential for developer interest and the release of non-strategic sites so called ‘departures’. These are sites that are outside the current urban framework or within the town centre where the release of land would not prejudice the any DPD.

· The Council could consider the release of the Desborough/Rothwell SDA outside the LDF process.

· The Council could consider the release of a major urban extension outside the LDF process though in view of the scale of development and strategic issues this may have major legal implications.

3.2
In relation to non-strategic sites in determining the identification of these the following factors would require consideration.

· Whether the development of the site has major implications in determining the direction of future growth in terms of major investment in infrastructure?

· Whether the development of the site restricts the development or expansion of the urban area 

· In terms of numbers, will the development impact on the requirement for  sustainable urban extensions

Existing regulations require any decision to grant consent for new housing sites over 150 dwelling to be referred to the government office.

3.3
Developer interest has been expressed on sites adjacent and within the existing urban area. They have the combined potential to cater for a maximum  1500 dwellings  though other requirements may make this unlikely

4.
CONCLUSIONS
4.1
The existing residential land supply is adequate to meet the needs of the area provided there is no delay with the delivery of the Development Plan Documents and all the potential sites are brought forward. There will be a short period when the policy framework will not provide for the maintenance of a five year land supply.

4.2
Sites which may have significant strategic significance in terms of future land allocations may be identified during the interim period. These sites may be investigated with regard to 

· Identifying development objectives

· Co-ordinating requirements for new infrastructure

· Possible planning obligations

· Transport and access 

· Infrastructure

4.3
The town centre could deliver further housing provision which provisional estimates indicate could be in the region of 950 dwellings.

4.4
The implication of progressing the SDA outside the Development Plan  process could be considered as an option for early delivery subject to legal advice since it:-

· Has a policy context in the form of the County Structure plan

· There are no further extension proposed which would be implicated

· There are no major infrastructure implications requiring investment which would direct further development

· Relatively small number of houses are proposed in the context of the area

· Work on the SDA has progressed 

4.5 
The Planning Policy Committee considered this report at the meting of 26th January 2005 and resolved to recommend that the Executive agree to the recommendation. 
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PURPOSE OF REPORT





To report Planning Policy Committee’s proposed actions with regard to maintaining a housing land supply in accordance with the Milton Keynes South Midlands Sub Regional Strategy (MKSMSRS).





5.	RECOMMENDATION





The Policy and Enabling Manager (Planning) recommends that the Executive agree to the following proposed actions in accordance with the recommendation of Planning Policy Committee:-





The departure sites are further investigated with regard to their potential for residential development and progression as possible departure applications.





Legal advice be sought with regard to the possible progression of the Rothwell/Desborough SDA outside the LDF process





Any remaining allocation outside the existing urban area be identified as part of the joint working process and progressed as Area Action Plans.





iv)	The town centre area be assessed with regard to the potential to deliver further housing growth within and outside the LDF process












