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PHASE 1 PARTIAL REVISION

BLACK COUNTRY

REGIONAL SPATIAL STRATEGY FOR THE WEST MIDLANDS 

SUBMISSION DRAFT

	COMMENTS FORM


If you wish to comment on the draft revision to the Regional Spatial Strategy, please:

1. Type or print clearly in black ink.
2. Complete your details in Part A.
3. In Part B indicate which paragraph/policy you would like to comment upon and briefly and concisely give your    reasons for supporting/objecting.
4. Complete a separate part B of this form for each part of the RSS you wish to comment upon and ensure that your name/organisation is entered clearly.

You may photocopy this form.  However, additional copies are available from the contact overleaf, or from Black Country Consortium website at www.blackcountryconsortium.co.uk 

Please note that all comment forms will be made available for the public to read - they cannot be treated as confidential.  Completed forms should be returned to the address at the end of the form, to arrive no later than Wednesday 23 August 2006.
This consultation is being conducted in accordance with the 'Code of Practice on Written Consultation', issued by the Cabinet Office in November 2000.  Any procedural observations or complaints about this consultation should be sent to Martin Bridgman, RSS Advisor, Department for Communities and Local Government, Eland House, Bressenden Place, London SW1P 5DU 

Part A

	Comments submitted by

Name:

Joanne Russell

Organisation:
 Home Builders Federation

Address: 1st Floor, Oakfield House, 

Talbot Way,

Small Heath Business Park

Birmingham

Post Code: B10 OHJ


Email:
joanne.russell@hbf.co.uk

Tel:
0121 260 1554

Fax: 0121 766 5806
	Agent (if appropriate)

Name:

Organisation:

Address:

Post Code:

Email:

Tel:

Fax:


Part B                                                                                                                           

	For official use

	Respondent no.:
	

	Representation no.:
	


Name/Organisation  Home Builders Federation

Complete a separate form for each part of the RSS you wish to comment upon.

	
I am supporting         opposing    X      (Please tick as appropriate) the draft revisions to the RSS listed in part 2 of the draft RSS Phase One Revision:

Policy or Paragraph Number:  

   UR1A

……………


	
Please use this space to explain why you support/oppose this particular part of the draft revision of the RSS, and to clearly set out what further changes to this part of the submission draft revision of the RSS you would like to see.

Policy/Paragraph Number: 
   UR1A

Policy UR1A Implementing Urban Renaissance – Black Country Regeneration Priorities

Reason for Objection

The policy is too focussed on four centres and corridors to deliver growth, and is inflexible in its approach.  It is both vague and lacking clarity in some parts, whilst being overly prescriptive in the development criteria.

Relevant PPS11 Test(s) of Soundness iv, vi, vii, viii ix

The HBF objects to this policy which seeks to provide a sub regional strategy to the overall RSS and achieve renaissance of the Black Country.  The HBF does not object to the principle of that policy, but considers that it is too focussed.  It directs development – which we assume includes residential development, to four strategic centres and growth corridors.

HBF is concerned that the approach is unduly restrictive and may not achieve the high levels of growth required in the Black Country.

1. Does capacity exist in these centres and corridors?

2. Based on current completion areas in these areas, have they delivered and can they continue to do so?

3. The locations of the focus are already subject to congestion and have poor transport links

4. What regard has there been to the housing markets that operate in the Black Country?

5. The approach does not have the flexibility to deliver the increased levels of housing growth that the review of phase 2 of the RSS will impose on the Black Country when account is taken of the recent household projections.

The first criterion within the policy suggests that this focus for growth is within the four centres and growth corridors.  It does however recognise that development should also be planned for and encouraged in appropriate locations across the Black Country.  The principle of dispersing the growth of the Black Country is supported by the HBF but seems to be dwarfed by the centres and corridors focus.

Firstly the term ‘development’ is a little vague, and clear reference should be made to housing development as part of the overall package.  The policy after all, is key in providing guidance to the four local planning authorities within the Black Country, to ensure that housing is delivered.  Where some LPAs are concentrating on economic growth, the term ‘development’ may well be construed as they see fit.  Further, the policy refers in criteria i and ii, to development being in ‘appropriate locations’.  These however are not defined and will be interpreted by one authority as meaning one thing and something else by another.

The criteria (i) also suggests that development should take advantage of the availability of suitable sites and accessibility by public transport.  ‘Suitable’ is not defined.  The policy is not allowing for sites to come forward, which may improve accessibility to public transport by way of their development – by creating cycle links or a new footpath network for example.  These locations should not be ruled out.

Whilst criterion ii) refers to the Joint Core Strategy and the LDDs carefully planning for and managing that growth, the adoption of these documents is some way off.  In the meantime, a policy void exits.  How will growth be planned for and managed until then?

Criterion ii) suggests that ‘appropriate sites, particularly in the corridors are identified for housing and employment, environmental improvements and, transport and other infrastructure provision.’ 

The HBF welcomes the inclusion of housing within this criterion but again considers that the term ‘appropriate’ is vague and in addition, the criterion lacks flexibility in distribution.

The supporting text to the policy is detailed in Para 4.6B to 4.6J.  Para 4.6B notes that capacity studies for the Black Country have been undertaken and that to achieve the RSS figures for the period until 2021, that significant land currently (or last) in use for employment purposes or allocated for such uses, will need to be developed for housing.  With such constraints already known, and with the fore sight that the RSS review is extending the Plan to 2026, the HBF questions the deliverability of the approach taken by the Black Country in terms of its focus on centres and corridors. Further, Para 4.6D is a concern to the HBF.  Whilst knowing the requirement for increased housing and yet constraining the area of search, the policy tightens further in suggesting that dwellings may be prescribed in density and mix.

Advocating the prescription of mix and density of new housing development will not assist in changing the step change required in the Black Country.  Para 4.6D of the supporting text however suggests that it may be appropriate for the Joint Core Strategy and LDDs to do this, ‘in certain instances’.  The HBF believes this approach is contrary to national planning policy, notably in emerging PPS3 housing.  Para 21 and 22 of that document do seek to achieve mixed communities and call for ‘a broad mix of dwellings.’ PPS however only states that Local Planning Authorities can define a large site, i.e. the threshold where a broad mix will be sought. It does not suggest that the LPAs can then prescribe the actual mix, and it does not suggest this applies beyond those defined large sites.  Rather, sites not defined by the authority as ‘large’, need only contribute to mixed communities.  The reference to prescribing densities is broadbrush and makes no reference to the need to consider the factors outlined in Para 3 of AnnexC (PPS3).  The industry is better placed to plan for a quality, well designed development on a given site, that responds to the site characteristics, than a policy that prescribes a given density at a set point in time with no regard to the changing physical environment or housing market within which that site may be located.



	Signature:
JRussell





Date: 23/8/06


     ……………………………………… 


         …………………………


Please return this form to:

	The Panel Secretary

c/o Government Office for the West Midlands

5 St Philips Place

Colmore Row

Birmingham

B3 2PW
	Tel:  (0121) 352 5050 

Email: wm.panelsecretary@gowm.gsi.gov.uk


To ensure that your comments are taken into account, this form must be completed and returned to arrive at the above address no later than Wednesday 23 August 2006.
