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(A Working Group of North West Essex & East Herts Preservation Association - NWEEHPA)

P.O. Box 311, Takeley, Bishop's Stortford, Herts CM22 6PY

Telephone 01279 870558

E-mail:     info@stopstanstedexpansion.com
Website:   www.stopstanstedexpansion.com
9 March 2004

Dear 

BAA Consultation on ‘Home Owners Support Scheme’

On 26 February 2004, BAA Stansted published a consultation on its proposed ‘Home Owners Support Scheme’ (“HOSS”).  We intend to write to you in a few weeks time with detailed comments on this document but in the meantime we felt it was important to draw your attention to a number of general observations relating to BAA’s approach to this consultation.

1.
The consultation is restricted to seeking views from ‘stakeholders’ whom BAA defines as “a number of local parish councils, Uttlesford District Council (and ward councillors), Essex County Council (and ward councillors) and other property and community groups.”   We are sending this letter to these same individuals and bodies and also to: East Hertfordshire District Council (and ward councillors in the eastern part of the District); Hertfordshire County Council (and ward councillors in the eastern part of the County); Bishop’s Stortford, Dunmow and Saffron Walden Town Councils;  local Members of Parliament; and also to certain other local community/residents groups.  We are also copying BAA Stansted, as a matter of courtesy. 

2.
While it is important to seek the views of key stakeholders, BAA should also be urged to encourage individual members of the local public to participate directly in the consultation.  We also believe that the closing date for consultation responses is too early; BAA should be urged to extend this from 30 April 2004 to 31 May 2004.  We recognise the importance of putting safeguards in place as soon as possible but it is even more important (for the sake of an extra month) to ensure that sufficient time is allowed for considered responses to be developed.

3.
It is not the role of Stop Stansted Expansion (‘SSE’) to enter into negotiations with BAA on the terms and conditions of any compensation scheme relating to the impacts on local homeowners (and others) of Stansted airport expansion.  However, the impacts are already evident on local property values over a wide area.  The problem exists ‘here and now’.  Regardless of whether a second runway is ever built, many homeowners have already suffered a substantial reduction in the value of their homes and this blight will continue into the future until and unless BAA were to announce the abandonment of its expansion plans.  In the meantime, many local residents will have cause to move home, for a variety of reasons, and it would clearly be unjust if such people had no recourse to compensation in circumstances where the value of their home was undermined by the current threat of major expansion at Stansted.  Indeed, the Government White Paper ‘The Future Aviation’ recognises this point and states quite clearly (in para 11.41):  

“The airport operator will need to put in place a scheme to address the
problem of generalised blight resulting from the runway proposal.”

4.
We believe it is vital that BAA is pressed to honour this commitment.  We acknowledge that there is no clear statutory obligation upon BAA to do so but, insofar as BAA is using the White Paper as its mandate to bring forward its plans for a second runway at Stansted, it should equally accept this White Paper obligation.      

5.
The HOSS, as published, most certainly does not honour this obligation.  It is very limited in scope and very restricted in nature.  It has been suggested to us that BAA intends to publish another much wider proposal in the near future and the uncertainty here makes it more difficult to respond to the HOSS consultation in isolation.  BAA should be urged to make its full intentions clear.  Drip feeding of this type of information is simply creating confusion and uncertainty within the community.

6.
BAA envisages that the HOSS scheme will only be available to some 500 homeowners in the immediate vicinity of the airport.  However, the available evidence on the impact on property prices as a result of the airport expansion proposals clearly shows that the problem of generalised blight extends much further afield than that.  BAA wrote “Dear Neighbour” letters to some 12,000 local homeowners in December 2003 alerting them to its expansion proposals and advising that compensation proposals would be announced in the New Year.  SSE believes that the number of properties affected is at least 12,000 and possibly as many as 18,000 or even 19,000.  

7.
In a separate compensation scheme announced by BAA in January 2004, the ‘Home Owners’ Guarantee Scheme’ (which was not put out to consultation), BAA set out proposals for those whose homes would lie inside the enlarged airport perimeter if a second runway were ever to be built.  BAA accepted that the mere threat of a second runway made these homes virtually unsaleable and the essence of its scheme is to offer to purchase these homes at their July 2002 value, indexed upwards to arrive at a current valuation.  The indexation is to be derived from the quarterly Land Registry statistics for the movement in house prices across Essex as a whole using the April – June 2002 quarter as the baseline. (This is the quarter immediately prior to announcement of the airport expansion proposals in July 2002.)  

8.
It is interesting to note what has happened to house prices in Uttlesford over this 18-month period, relative to the rest of Essex (i.e. using the benchmark already established by BAA in its Home Owners’ Guarantee Scheme) and the Land Registry statistics show that Uttlesford house prices have, on average, increased at only half the rate as for Essex as a whole (12.8% versus 25.5%).

Table 1:  Movement in house prices in Essex and Uttlesford between the base quarter (April-June 2002) and the final quarter of 2003 (the latest quarter for which data are available). 

	Type of House
	Essex
	Uttlesford
	Difference 

	Detached
	24.0%
	  8.3%
	15.7%

	Semi-detached
	27.6%
	16.9%
	10.7%

	Terraced
	31.2%
	30.0%
	  1.2%

	Flat/maisonette
	32.2%
	25.1%
	  7.1%

	Overall
	25.5%
	12.7%
	12.8%


 
Source:  Official Land Registry statistics

9.
Quite obviously, the above statistics disguise considerable variations across Uttlesford.  Homes nearer to the airport will generally have had their values affected to a greater extent than those further away.  Nevertheless, the overall position is clear and the average reduction in value (relative to the rest of Essex) is some £28,000 per house for Uttlesford as a whole – equivalent to a £572 million loss in value for Uttlesford homeowners.  It may also be that property values on the eastern side of East Herts District have also been affected.  SSE is currently trying to obtain more detailed/localised evidence and analysis on the above data for both Uttlesford and East Herts.   

We hope these observations are helpful to you as you begin to consider BAA’s proposals.  In a few weeks time we will write again with our more detailed comments on the specific proposals set out within BAA’s HOSS consultation document.  In the meantime, we do urge you to write to BAA and ask for an extension to the consultation period until 31 May 2004 and also to urge BAA to make arrangements whereby members of the local community are provided with details of the consultation and given an opportunity to comment.  The 12,000 homeowners who received BAA’s “Dear Neighbour” letter in December 2003 would seem an appropriate minimum as a database for the local community consultation.

If you require any further clarification or information on the above, please do not hesitate to contact the SSE campaign office (01279 870558).

Yours sincerely

[image: image1.jpg]



Norman  Mead

Chairman - Stop Stansted Expansion
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