Bury Second Stage Issues and Options Report

Question 1: Do you agree that the Spatial Portrait, presented above, is an accurate reflection of the Borough’s main characteristics? 

Paragraph 3.1 Employment Land

Government policy requires the best use to be made of development land. PPS3 (paragraph 44) specifically advises local authorities to take a realistic view of the amount and type of land likely to be required to meet economic demands and, if land is identified or allocated for employment use over and above likely future demand, serious consideration should be given to allowing those sites to be developed for other uses.  On that basis, HBF suggests that the most appropriate approach would be one that sought to identify (with full justification) key employment sites and allocations that should be protected. 

Then, for all non-key employment sites there should be a criteria based policy which sets out what factors will be taken into consideration in determining whether or not a site should be released for an alternative form of development.  These factors should incorporate assessments of viability, demand, need, obsolescence, suitability for employment versus non-employment use and so on. It is not just rundown employment space which could be allowed to be lost to other uses but any non-key site where there is no longer a demand for continued employment use or where such a use is incompatible with its location. 

Paragraph 3.6. Urban Potential Study

Whilst the HBF recognises that the Urban Potential Study has been updated recently it believes that it may not be an appropriate evidence base to determine the future supply of housing land. Recent Government Guidance on the development of Housing Land Availability Assessments should be used instead so that there is a consistent national methodology, and the house building industry is involved as a key stakeholder.

The HBF would like to emphasise that sites should be deliverable, available, suitable and achievable in line with Government guidance: 

“Drawing on information from the Strategic Housing Land Availability Assessment and or other relevant evidence, Local Planning Authorities should identify sufficient specific deliverable sites to deliver housing in the first five years. To be considered deliverable, sites should, at the point of adoption of the relevant Local Development Document:

– Be Available – the site is available now.

– Be Suitable – the site offers a suitable location for development now and would contribute to the creation of sustainable, mixed communities.

· Be Achievable – there is a reasonable prospect that housing will be delivered on the site within five years” (PPS3 paragraph 54).

The recently published Strategic Housing Land Availability Assessment Practice Guidance states in Paragraph 16 “The Assessment is significantly different from an Urban Capacity Study, previously required by PPG3. Therefore, even when there is a recent Urban Capacity Study that has identified sites, it will be necessary to carry out further work.”

Additionally windfall allowance must be kept to a minimum. We note that PPS 3 states that:

“Allowances for windfalls should not be included in the first 10 years of land supply unless Local Planning Authorities can provide robust evidence of genuine local circumstances that prevent specific sites being identified. In these circumstances, an allowance should be included but should be realistic having regard to the Strategic Housing Land Availability Assessment, historic windfall delivery rates and expected future trends” (PPS3 paragraph 59).

The inclusion of windfall allowances is specifically dealt with in Paragraph 50- 52 of the Strategic Housing Land Availability Assessment Practice Guidance (July 2007) and the advice contained should be taken into account. 

Question 8 – What is your preferred option? (This preferred option may be one of the three that are highlighted above or, alternatively, may derive from a combination of elements of the three Options or may be an entirely new option that has not been considered in this Report). 
Overall the HBF believes that the designation of the percentages of housing in different towns is too specific in all three of the options e.g. Option 1: 40% of housing accommodated in Radcliffe Regeneration Area, 40% in Bury town centre and East Bury, 10% in Prestwich and 10% elsewhere. It believes that a more flexible approach to designating housing is required, whereby housing is distributed throughout the Borough in accordance with identified housing markets. 

Furthermore it should be noted that although there is no actual acknowledgement that greenfield development is both necessary and, in many circumstances, appropriate, PPS3 paragraph 65 suggests that, if performance of housing provision fails to meet trajectories or assumptions, planning authorities might have to update the quantity and mix of different categories of land within their housing land supply. Equal consideration should be given to both greenfield and brownfield and the merits of each should be taken into consideration i.e. certainty of delivery, sustainability. 

