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Local Plan Working Party
Wednesday 3 September 2014
Report of the Assistant Chief Executive
1.

Purpose

1.1

The primary purpose of the meeting is to receive an update on progress of
reviewing the key evidence base which underpins the Council's Core
Strategy.

1.2

The report explains the progress that has been made and confirms that the
existing plans do not meet future needs and a new local Plan 1 needs to be
prepared.

1.3

The report recommends that a detailed programme with necessary resources
is prepared quickly for Members consideration on how best to proceed with a
review.

1.4

The report also identifies a number of important considerations
approaching the preparation of a local Plan.

1.5

Finally the report also deals with the progress of adopting the Community
Infrastructure Levy and Planning Monitoring Report 2014.

1.6

A short PowerPoint presentation will be given on the key issues that arise in
relation to the need for the reparation of a new local Plan.

2.

a. Background

2.1

At the Working Party's meeting on 7 and 30 January 2013 a report was
presented which assessed the Core Strategy and all other policy documents
(Allocations OPO, Saved Local Plan Policies and SPDs) against the National
Planning Policy Framework {NPPF}. The NPPF, published in March 2012,
provided not only a much more condensed expression of national planning
policy but also an important shift in approach.

2.2

The NPPF was part of a suite of Government proposals issued under its
'Localism' agenda which included plans to begin abolishing Regional
Strategies. These had hitherto been the documents through which regional
housing and other strategiC land use needs were identified and allocations to
individual boroughs were made. The NPPF contains considerable
prescription on how Council's should now prepare Local Plans and the more
recently published supplement providing 'Planning Practice Guidance (PPG)'
adds a lot more detail.

2.3

At the same time a statutory duty to cooperate {OlC} was introduced through
the Localism Act 2011. This requires cooperation between district and
borough councils on strategic matters covering more than one authority's
area. It was intended that this should be a substitute for regional planning.
OlC issues are dealt with later in this report.

1 The

of the meeting

in

term 'Local Plan' is used in the National Planning Policy Framework. From 2004 to
2013 the term 'Local Development Framework' was used by the Government. Currently our
plan is in several parts - Core Strategy & Policies DPD, Allocations DPD, Proposals Map
DPD and 6 policies 'saved' from the 2001 Local Plan (when it was last called a local Pian).
The NPPF envisages just one plan for the future development of the area, hence the term
Local Plan.
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2.4

A key requirement of the NPPF in relation to housing and business needs
(and part of its shift in approach) is set out in paragraph 17, 3rd bullet:

,

'Every effort should be made objectively to identify and then meet the
housing, business and other development needs of an area, and respond
posftively to wider opportunfties for growth '.
2.5

Paragraph 47 develops the approach specifically in retation to housing:
'To boost SignifICantly the supply of housing, local planning authormes
should use their evidence base to ensure that their Local Plan meets the
full, objectively assessed needs for market and affordable housing in the
housing market area, as far as is consistent with the policies set out in
this Framework, including identifying key sites which are critical to the
delivery of the housing strategy over the plan period'.

~

2.6

Two important observations arise from the above. Rrstly the emphasiS on
'objectively assessed needs'. Officers have stressed the importance of
robust evidence to underpin all of the work required for any future Local Plan.
The point was particularly highlighted at the Local Plan Working Party
meeting on 7 January 2013 by reference to the East Hampshire District Local
Plan. In that case its evidence base was not only inadequate in many
respects but the plan also failed to correctly reflect the needs that had been
identified. The authority subsequently withdrew the plan and has effectively
had to start again. (The letter from the Inspector is set out at Appendix A).

2.7

Since then similar problems have been encountered by Waverley,
Runnymede. Hart, Aylesbury Vale, Maldon and Mid Sussex - to name a few
relatively nearby. Given the publicity likely to be afforded to the preparation
of a Local Plan, failure of this nature and scale can be hugely damaging to a
Council's reputation. It is important to note the role of the NPPF and PPG in
defining what may constiMe a 'robust approach' or 'sound' evidence.

2.8

The second observation is about the previous role of Regional Strategies.
Regional Strategies were able to make strategic decisions about where
growth, including housing growth, should go. As a consequence largely
Green Belt areas such as Surrey took a lot less development, whilst more
went to designated growth points such as Milton Keynes, Ashford (Kent) and
some coastal towns.

2.9

However. the thrust of the NPPF is that each Local Authority should seek to
meet its own development needs in full. If Spelthome cannot meet its full
objectively assessed needs it will have to demonstrate, with evidence, that it
has made every effort to meet as much as it can before approaching other
authorities under the Dte. However, there is no guarantee that another
District would agree or be able to take any of Spelthome's unmet needs.

2.10

At the meetings on 7 and 30 January 2013 it was noted that whilst the Core
Strategy and other Council planning policy documents appeared broadly
compliant with the NPPF. work would be necessary on the key evidence base
to establish if the 'plans' were likely to be fit to meet Mure needs. It was
agreed the following work be undertaken:

"

a.

•

Local Economic Assessment and Employment land Study

b. Housing Needs Assessment
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c.

Housing Land Availability Assessment

d.

Retail Needs and Town Centre Uses Study

e. Traveller Needs Assessment
f.

Strategic Flood Risk Assessment

2.11

Actual progress on these is explained more fully later in the report. At the
time it was agreed to employ a new Senior Planning Officer to increase
resources within the Planning Policy team. It was intended to get the post
filled by the end of July 2013. On this basis the plan was to complete the
studies by around mid-June 2014. It was made clear at the time that
progress was in part subject to other work demands.

2.12

Considerable delay has, however, occurred and not all the work has been
completed or started. Nevertheless, sufficient has been done to draw a clear
conclusion about the way forward.

2.13

For the record the causes of the delays have been:

1.

The Senior Planning Officer post had to be advertised twice before
an appointment was made, which was nearly 8 months after the date
originally intended.

2.

After completion of the Local Economic Assessment in April 2013 it
was clear that due to a shortage of resources the then Deputy Head
of Planning would need to be diverted to deal with public consultation
on the Assessment and prepare the Council's Economic Strategy
and take it through to adoption.

3.

Significant work emerged in the Autumn on the application for 'minor
material' amendments to the Eco Park scheme. What was submitted
was far more complicated and extensive than had been Originally
expected.

4.

The Airports Commission's interim report and short list of runway
proposals was subject to public consultation in December
2013/January

5.

The Deputy Head of Planning was seconded to the role of Head of
Planning and Housing Strategy in early March 2014 and the post has
not been 'backfilled'. The Head of Planning has since been directing
the Policy team but has not been able to make any significant
contribution

b.
2.14

2014.

to the study work.

Progress and findings of study work to date

Each of the subjects for study are commented

i.

Local Economic Assessment

on below:

and Employment

Land Study

2.15

A detailed report was completed in April 2013, and following public
consultation, was adopted in September 2013.

2.16

It identified the extensive employment base of the Borough, its good transport
connections and accessibility and relatively low levels of vacant premises
compared to some other areas. It identified weaknesses in local skill levels,
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although there were high levels in employment. As at March 2013 there were
some 1,200 on job seekers allowance and employment projections at the
time suggested an additional 1,000 jobs were needed over the next 20 years.
2.17

Against this the assessment identified capacity in vacant premises, sites with
planning permission or allocated for employment related uses of some 6,000
jobs (para 3.68 of the Economic Assessment). Whilst the Economic Strategy
identifies the importance of continuous efforts to promote the local economy,
the figures show some flexibility over and above meeting local employment
needs to use some existing employment sites/buildings for alternative uses.
This is an important factor to explore more fully in an Employment Land
Study to establish more clearly what, in land-use terms, needs to be provided
to ensure a thriving local economy but where other needs are also met in a
balanced way, e.g. housing.

2.18

An important employment factor for any future Local Plan is the decision on a
new runway in the South East If a Heathrow option were eventually selected
then Heathrow Airport Ltd's proposal of creating up to 50,000 additional jobs
would require all authorities around the airport to consider not only how much
future employment, if any, they need to provide but also the housing demand
implications, including replacing what would be demolished. The Airports
Commission will not report until mid-2015 and the then new Government may
take some time to make a decision. The decision and its timing might have
significant implications for a future Local Plan for Spelthome.

U.

Retail and Town Centre Uses Study

2.19

Retail needs are an important component of the economy and major town
centre activity. Paragraph 23 of the NPPF requires the needs of town
centres, including commercial leisure uses, to be properly assessed hence
the reference in the above heading.

2.20

Consultants GVA have been engaged to undertake this study which requires
specialist market research, quantitative assessment of future retail
expenditure within the catchment areas of the Borough's four main centres
and projections of future fIoorspace needs. The work has already involved
shopper and resident surveys to objectively establish needs and will be useful
for individual wort< on promoting and developing ideas for individual centres.
It will also support proposals being considered for Staines Town Centre. The
work commenced in late May and a draft report is expected In September.
We will update Members on the progress of this technical work at the

•

meeting.

iii.

Housing Needs Assessment (Strategic Housing Market
Assessment)

2.21

This area of work has to follow the methodology set out in the PPG to
establish the 'objectively assessed need' (OAN). This requires engaging and
joint working with districts that occupy the same 'housing market area' (HMA)
and beyond. This is to establish needs across the whole area and then each
individual district's element. Local Plans have to demonstrate that they will
collectively meet the needs of that defined HMA

2.22

The OAN needs to establish:

4

1.

Total future additional housing requirements.

2.

The affordable housing requirement within that total.
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3.

The size, type & tenure of dwellings required.

2.23

Background work has been undertaken to establish what current population
projections suggest our need is and what HMA the Borough lies in. It is
important to note the level of detail and rigour that is required to provide
robust evidence.

2.24

The initial findings suggest that a future housing need could be in the order of
400 net additional dwellings per annum over the next 15-20 years. This
contrasts with the 166 per annum in the current Core Strategy as required by
the South East Plan. However, it must be stressed this is an initial figure
requiring further testing and therefore at this stage it is vital this figure is not
treated as final or used as if it were. This figure could be higher if the
Borough sought to pursue significant economic expansion or if it failed to
secure sufficient affordable housing. Future demographic work may further
influence the figure.

2.25

The second aspect is establishing an HMA. The background work shows
that Spelthome, Runnymede and Elmbridge probably lie in the same HMA.
Runnymede, which has recently had to withdraw its Local Plan, is starting
fresh survey work/studies. Under the Duty to Cooperate Spelthome
requested that Runnymede engage other authorities on this work including
Spelthome. Officers of Spelthome and Runnymede agreed to a joint Stage 1
study to determine the extent of the HMA as it is considered vital to engage in
this work to protect our interests and meet Duty to Cooperate requirements.
The Stage 1 study is due to report in mid-August with Stage 2 timetabled for
September/October.
Member approval is required for Stage 2, which will
consider objectively assessed needs across the HMA and on an individual
authority basis. (The work can be met from existing agreed budgets).

2.26

The findings of such work are of course technical background work and not a
policy position. Any future policy position on actual levels of need that the
Council decides to meet could only emerge from a consideration of all needs,
land availability and sustainability appraisal.

2.27

It needs to be recognised that 'initial findings' and 'technical work' will enter
the public domain as soon as the first authority in an HMA needs to formally
publish its evidence base. Nevertheless, developers themselves are quite
capable of doing similar calculations and there is no 'secret' that future
housing needs generally. and across the South East in particular, significantly
exceed what has hitherto been planned for. It is important to note that if we
did not work jOintly with Runnymede they would have to do this work anyway
and publish a figure for Spelthome that we had not been involved in
producing.

II
II

iv.

Strategic

Housing

Land Availability

Assessment

(SHLAA)

2.28

Officers have not undertaken any housing land availability work yet.
However, on the basis of currently identified housing land availability in the
period to 2026 we could sustain a net build rate of around 204 dwellings per
annum across the 20 year period to 2026. This excludes full account of small
windfall sites or account of large windfall sites, including future pennitted
changes of use from offices to residential.

2.29

How much of a larger housing requirement approaching 400 dwellings per
annum could be built in the existing urban area as against using the Green
Belt will require detailed assessment.
Firstly, this is because 'exceptional
circumstances' need to be demonstrated for Green Belt boundaries to be
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altered which can only be considered through a Green Belt review as part of
the Local Plan process.

"

2.30

Secondly, it is because the size of dwellings requires careful assessment
against objectively assessed need as dwelling size determines the number
which it is feasible to build per hectare. Put simply you will get more 213 bed
houses per any given site than 4/5 bed houses.

2.31

At this stage it may be helpful to make four observations, although it should
be noted that these are not an attempt to promote any particular policy
solution at this stage:

1.

A judgement will need to be made about densities of development
and the acceptability/sustainability
of higher densities against
alternative ways of providing sufficient housing land.

2.

Officers are already seeing, through the new 'prior approval' process,
(which broadly allows certain changes of use without planning
permission) some older office buildings being converted to residential.
Given the capacity for employment growth is already some 4,000 jobs
over and above local demand, this process may be regarded as
potentially helpful in housing supply terms.

3.

Officers are aware that some major sites in Staines Town Centre with
planning permission for significant office development will not now be
developed for office use in their entirety. There is the possibility that
some of these sites will deliver a residential element or a greater
residential element. This would be a further useful gain and still
enhance the vitality of the town centre.

4.

Officers are aware of other sites in the town centre where a greater
level of housing provision might be feasible and able to provide
significant further supply.

2.32

It is not inconceivable that sites in and around Staines Town Centre alone
might deliver 750 or more dwellings over and above existing commitments.

2.33

Overall the above observations suggest considerable scope to narrow the
gap between existing stated land availability and the initial projection based
housing figure of about 400 per annum over the next 15-20 years.

2.34

It is relevant to note that whilst regional planning has been abolished and
agreements on strategic needs must be made between authorities, there is
emerging thinking on Garden Cities and how such new areas of 5,000 or
more dwellings might contribute to housing need. The Government appears
to be encouraging at least 3 such areas at present. It is, however, too early
to speculate what level of wider strategic need such schemes might meet and
the extent to which individual District's requirements might be reduced.

v.
2.35

6

Traveller Needs Assessment
Assessment

& Traveller Land Availability

Due to the delays previously described, no progress has been made. Any
needs are likely to represent only a very small part of the overall 'housing'
requirement. The land availability assessment can identify suitable sites so
that the issue is not otherwise led by unauthorised sites being established or
proposals that secure planning permission on appeal. This work will need to
be progressed.
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vi.

Strategic

Flood Risk Assessment (SFRA)

2.36

This study was added by Members as useful to complete at an early stage.
No further work has been undertaken. Its timing is in our view less critical
because a key component of such work is the flood mapping produced by the
Environment Agency. The mapping available in this area is quite
sophisticated and proved a very reliable prediction of the extent of flooding in
the recent flood event.

2.37

Whilst presentatlonally we will need to have at some point an updated SFRA,
existing mapping clearly shows, for Local Plan purposes, where development
is constrained. The existing flood policy broadly follows national guidance
and a fundamentally different approach would therefore be neither 'sound'
nor publicly acceptable.

2.38

It should be noted that the River Thames Scheme: Reducing Flood Risk from
Oatchet to Teddington (formerly the Lower Thames Flood Scheme) could on
completion significantly reduce areas liable to flood in the Borough and might
make the development of some sites in the existing urban area acceptable.
The estimated completion date for construction of flood channels is 2025 at
the earliest which would be towards the middle period of a future Local Plan.
As such, development benefits could arise within the plan period, although at
this stage it is too early to be certain of completion to estimate any additional
housing numbers. Accordingly such potential needs to be treated with
considerable caution for the present.
c.

Need to produce a new Local Plan
II<

2.39

The scale of likely future housing needs is predicted to be beyond what the
current Core Strategy and Allocations OPOs can provide for. In this respect
alone these plans are therefore not up-to-date.

2.40

Many authorities are already facing pressures from developers to approve
developments which are contrary to existing policy on the basis, in their view,
that the needs that now exist cannot be met in any other way. There are
strong reasons not to allow the planning of any borough in effect to be led by
developer pressure or by appeal.

2.41

One of the core principles of planning as set out in paragraph 17 of the NPPF
is that it should be genuinely plan-led and that plans should be kept up to
date. Where authorities choose not to progress Local Plan preparation they
will inevitably be at increasing risk of what is commonly referred to as
'planning by appeal'. A Council which takes proactive steps to review its plan
and is resolved to see how it can best meet its objectively assessed needs is
in a stronger position on appeal.

II

d.
2.42

Duty to Cooperate

This is a hugely challenging requirement and fundamental to ensuring a
sound Local PIan. As mentioned earlier in this report an Inspector appointed
to examine the Runnymede Core Strategy Local Plan held a one day hearing
in April 2014. The Inspector concluded that Runnymede had not met the
legal requirements of the Duty to Cooperate. In essence Runnymede had
not:
•

established

a robust framework or methodology

•

demonstrated that cooperation
plan preparation;
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for cooperation;

was sought at the early stages of
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II<

to address the issues around strategic

•

made a concerted effort
priorities;

•

been sufficiently active in trying to gamer cooperation with little
evidence that engagement had been active. constructive or
collaborative or that engagement had been frequent or on-golng;

•

produced any examples of joint working. joint policies or any
Memoranda of Understanding.

2.43

As the Inspector found that Runnymede had not met the legal requirements
of the duty. the only course open was for him to request withdrawal of the
plan. It is evident therefore from the Runnymede decision that the duty is not
simply a tick box exercise. As such. from the outset of plan preparation a
structured approach will be required to ensure on-going and constructive
collaboration between both Officers and Members of Spelthome and
neighbouring authorities. A copy of the Inspector's note to Runnymede is
attached at Appendix B.

2.44

Members may also be aware that the Surrey Leaders group has unanimously
endorsed work on a Surrey Local Strategic Statement (LSS). The LSS is a
statement which will set out a strategiC vision. objectives and common
priorities for Surrey including broad areas for growth. Each Surrey authority
leader has 'signed-up' to the LSS process and once published the strategic
priorities will be expected to be incorporated into each authority's Local Plan.
In this way the LSS will aid each Surrey authority in meeting the duty to
cooperate by demonstrating that on-going and constructive collaboration has
taken place which reflects strategic county wide issues.

2.45

•

Each Surrey District is now asked to formally agree at Cabinet (or equivalent)
to the LSS process and specifically a joint Memorandum of Understanding.
The following documents are set out in the appendices:
•

Appendix C - Report on the LSS agreed by Leaders

•

Appendix D - Terms of Reference for the work

•

Appendix E - Memorandum

II

of Understanding

2.46

However, the LSS will be only one strand of engagement and does not take
into account in our case collaboration with london Boroughs or the Berkshire
authorities where strategic issues cross Into these areas. As such.
Spelthorne will require its own Duty to Co-operate Framework which Identifies
the strategic issues affecting Spelthome. the geographic scope of those
issues, how Spelthome will engage with other authorities and what action has
been taken/agreed. The duty also requires Spelthome to respond and
engage positively with other authorities where they request this.

2.47

Officers are currently working on a draft Duty to Co-operate
log has been kept of all meetings, requests or consultations
Spelthome and other authorities and the actions/outcomes
these. The log also contains actions which Spelthome has
the Retail & Town Centre Uses Study (see pages 12-14 of
Monitoring Report 2014 for a summary of work undertaken
this agenda.
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e.

Rigour of Plan Work

2.48

In order to stand up to scrutiny at examination a Local Plan will need to be
supported by and reflect the findings of a number of evidence documents or
studies including duty to cooperate outcomes. The evidence documents
must be robust, based on defined methodologies or good practice where
applicable and include the most up to date trends, forecasts or predictions as
far as is reasonable. Without this level of rigour a plan is unlikely to be
successful.

2.49

This report has already identified a number of studies which will be required
to support a Local Plan but other evidence studies are likely to be needed. To
add rigour into the process and to ensure compliance with the duty to
cooperate it may be preferable to undertake some of these studies jointly with
other authorities.

2.50

Other studies may include:

2.51

•

Transport Assessments

•

Viability Assessment

•

Open Space, Sport & Recreation Study

•

Green Belt Review (if insufficient land is identified in the urban
area)

•

Accessibility

•

Landscape/Townscape

•

Infrastructure

of the Local Plan

Study
Character Study

Needs Assessment

As well as the raft of evidence documents the Local Plan will need to be
prepared in parallel to a Sustainability Appraisal incorporating Strategic
Environmental Assessment (SA), Habitats Regulations Assessment (HRA)
and the duty to cooperate. An SA scoping exercise will be the first task in
plan preparation as this will identify the issues to be addressed by the plan
and under the duty to cooperate.

f.

Conclusions and Recommendation

2.52

The purpose of undertaking the review of the key evidence base to the Core
Strategy was to establish whether a new Local Plan needed to be prepared.
Whilst more work is needed on these study areas to ensure they provide
suffiCiently robust evidence for a new Plan, it is clear on housing needs alone
that the existing Core Strategy, Allocations DPD and Saved Local Plan
Policies cannot be regarded as wholly up-to-date. A new Local Plan is now
required.

2.53

At this stage the Working Party is recommended to advise Cabinet
accordingly and that officers report back to the Working Party on the
programming and resource implications so that Cabinet is then able to agree
an outline programme.

2.54

The Working Party is also asked to note that Stage 2 of a joint Strategic
Housing Market Assessment (SHMA) with Runnymede Borough Council is
planned to commence in September and requires Member agreement. The
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overall cost of Stage 2 is within agreed budgets and forms part of the work
recommended in the 7 January 2013 report to Working Party. The Working
Party is therefore asked to recommend and seek agreement from Cabinet to
the commencement of Stage 2 of the SHMA. It Is intended that some
Member involvement should take place at key stages and it is suggested CUr
Mrs V Leighton as Cabinet Member for Planning and CUr R Smith-Ainsley as
Chairman of the Local Plan Working Party might provide the level of
representation from this Council that the nature of this work requires.
Recommendation
The Local Plan Working Party agrees to recommend that Cabinet:
'¥{,

A~i';':Agree to commence

the preparation of a new Local Plan for the

'~roU9h:
2.

Agree that officers report back as early as possible on a proposed
duUine timetabletwork programme and resource implications;

,
'.

,

3.

'Agree to fully cooperate with other Surrey Districts on strategiC
f)Janning issues and to the Memorandum of Understanding (see
I. Appendix
E);

4." Agree, as part of the Duty to Cooperate, to progress housing market
.area assessment work with Runnymede and other authorities as
\. :"required.
".

3.

Community

3.1

Members may recall that the preparation of background evidence and
necessary public consultation on the Council's proposed CIL Draft Charging
Schedule was completed in April 2014. Together with representations
rece~d, the documents were submitted to the Planning Inspectorate for
Examination on 30 May 2014.

3.2

Two ~f the parties making representations originally indicated a wish to
appear before the Examiner and a hearing date of 29 August had been set.
Subsequently both parties advised the Examiner that they no longer wished
to appear. Examination is now proceeding on the basis of written
representations only. The Examiner has yet to indicate the date by which his
report will be issued, but we anticipate it should be sometime in September.
Subject to a favourable report the Charging Schedule can then be approved
by the Council, and the necessary administration procedures put in place for
implementation. The timing of the report will determine whether the original
- programme to approve the document at Full Council on 23 October can be
achieved.
,

Infrastructure

Levy (CIL)

Infonnation

4.

Planning Monitoring Report 2014

4.1

All Councils have a statutory duty to annually produce an 'authority
monitoring report' setting out information on the implementation of their
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development plans. Locally we call it the 'Planning Monitoring Report' so its
title more clearly conveys its purpose and content.
4.2

The report for 2014 is attached as Appendix F. It largely follows the format
used now for a number of years. The content is self-explanatory. The key
issue to note is that in relation to current house building completions overall
continue to be just above are just above the minimum requirement.
Recommendation
That Cabinet be recommended to agree the Planning Monitoring Report
2014.

Appendices to this covering report
A
B
C

o

E
F

East Hants Inspector's letter.
Runnymede Inspector's letter.
Report on LSS agreed by Leaders
Terms of Reference for LSS
Memorandum of Understanding
Planning Monitoring Report
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