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NW RSS EIP - Matter 4A: Housing

Context

· PPG3: Housing

· Draft PPS3: Housing

· PPS11: Regional Planning

· PPS12: Local Development Frameworks

(i) Is the methodology and evidence base underpinning the scale and distribution of housing in policy L4 sound?  Does the amount and distribution of housing reflect and reinforce proposals for the spatial distribution of economic growth and regeneration priorities (including Housing Market Renewal Areas)?  Does the distribution of housing reflect the draft RSS’s regional and sub-regional spatial framework?
GONW View
Our key concern is the lack of clarity about the relationship between the conclusions of the Nathaniel Lichfield & Partners (NLP)
 work and the suggested housing provision in Policy L4 and Table 9.1.  Detailed comments on methodology are in our Housing Briefing Paper.  
The Panel may wish to consider the ODPM’s 2003-based sub-national household projections (HOU22) as an alternative source of baseline information to test against the proposed distribution of housing provision.  While bearing in mind the nature of the household projections at local level and interpreting them with appropriate caution, significant variations from the HOU22 projections should be attributable to the spatial development framework or other relevant factors.  Where this is not clear, there may be a case for re-examining particular figures.

Regionally, the draft RSS housing provision numbers and the HOU22 projections are very similar, and GONW is not aware of evidence justifying a change in the suggested total provision.  But concerns outlined above leave questions as to whether the detailed distribution adequately reflects economic and regeneration priorities.  For example, high provision in Regional Centres would seem to support the spatial development framework, but it is less clear whether the proposed provision for Carlisle, Lancaster and Warrington reflect the growth aspirations for these in the Regional Economic Strategy.  These apparent discrepancies may be explained by background work on urban capacity, environmental restraints, etc. but this is not clear.

Suggestions to Address GONW Concerns

Our concerns to a large degree flow from our more fundamental issues with the adequacy of RDF1 and part 4 as a spatial framework for the region. [See Statement on Matter 2A and Briefing Papers No 2 and 6].  A clearer statement of the spatial framework would be a better basis to judge how it is supported by the suggested distribution of housing provision.  However, we can go some way to identifying apparent inconsistencies, and these are set out in our Briefing Paper on Housing.  The Panel may find it helpful to consider these in the light of discussions both on this matter and on sub-regional issues. 

In any event, the implementation of the final RSS will need to be accompanied by close monitoring and early action should it appear that housing provision is mismatched with emerging trends on the ground, particularly in meeting local needs and supporting economic growth and regeneration.
(ii) Does the draft RSS need to be more flexible in terms of the housing provision to ensure it can respond to changes over the Plan period?

(iii) Is the use of maximum targets (net of clearance replacement) for housing completions appropriate in all areas, or is there a need for flexibility to enable planning permissions or completions to be used as a basis to measure the annualised housing requirement against targets? 

(iv) Should the draft RSS include indicative phasing of the housing figures set out in Table 9.1?
GONW View
GONW supports L2’s emphasis on the need to understand and monitor housing markets locally and sub-regionally, and the commitment by the NWRA to working with stakeholders on this.  The NWRA will have a key role in ensuring that this work leads to appropriate responses to change through the Plan period.  We also support the emphasis in paragraphs 9.21 and 9.22 on cross-boundary co-operative working in delivering housing.  
Comprehensive monitoring and management of housing provision should include consideration of both planning permissions and completions, but targets for completions should be the primary focus.  There should be sufficient flexibility to allow these to be exceeded or undershot from year to year, but consistent significant under- or over-provision would suggest a need to review the appropriateness of the targets, either locally or, if widespread, at sub-regional or regional level.  
The draft RSS does not define “net of clearance replacement”, and we would argue the simple definition of net provision as the difference between gross house completions and demolitions/losses should be retained.  Draft PPS3, paragraph 5(c) refers to regional spatial strategies setting out levels of housing provision “expressed as net additional dwellings”.
Given the varied housing markets in the region, management of housing delivery needs to allow local circumstances to be taken into account.  For example, parts of the region are engaged in major housing market renewal investment, some involving significant demolitions.  In the short term, net housing provision may therefore remain below the long-term average provision envisaged.  At the same time, there are areas with a significant pipeline of outstanding planning permissions where short term provision in excess of the proposed long-term rates is inevitable.  These issues might be better managed by introducing phasing of the figures in Table 9.1, making assumptions about local and sub-regional housing trajectories explicit.  Potentially, this would provide greater certainty for developers, and offer a foundation for implementation through Local Development Frameworks (LDFs).
Suggestions to Address GONW Concerns

The Panel should consider the availability of suitable evidence to allow them to include specific phased figures for each area in L4, perhaps adopting the five-year bands approach used elsewhere.  (Note in question (v) below we point to the advantages of extending the provision figures until 2026).  There may, of course, be parts of the region where a stable, straight-line pattern across the plan period is appropriate.
An alternative approach would be to establish a trajectory of housing provision at regional level with defined tolerances around the central target figure.  Regular monitoring would take account of variations within the region, allowing over- and under-provision in different parts of the region to balance in the short term, but seeking to manage these in the medium term to achieve the central target figures both regionally and locally within Housing Market Areas.  Significant divergence from the targets would trigger review.
Given the recent history of housing markets in the region, the importance of monitoring and management of RSS housing policies and their impact on the region’s markets cannot be overstated. The NWRA’s Annual Monitoring Reports will be a key focus for the plan, monitor and manage approach required to ensure housing delivery is continuously assessed at regional level, drawing from sub-regional housing market assessment work by local planning authorities and their partners.
We would urge the expression of the housing provision figures as net completions.  We would suggest also the incorporation of the sense of paragraph 9.22 into Policy L4, which accords with the direction of travel in Draft PPS3 on cross-boundary working between local authorities
.  

(v) Do the housing policies reflect emerging national guidance?  Will they help to provide affordable housing and achieve balanced housing markets?

GONW View
GONW considers that policies L2, L3 and L5 of draft RSS are generally consistent with emerging national policy objectives:
· Making a wide choice of affordable and market housing available to meet the needs of all members of the community;

· Delivering a better balance between housing demand and supply, and improving the provision of affordable housing where necessary; and

· Creating sustainable, inclusive and mixed communities.

The policies reflect draft PPS3’s emphasis on understanding sub-regional housing markets, setting out approaches for different parts of the region according to their circumstances.  The draft RSS says the district groupings in paragraph 9.19 and Table 9.1 are “not meant to represent distinct housing market areas” (footnote 115), and PPS11 requires RSS to “provide housing figures for individual districts or appropriate sub-regional housing market areas for which joint Development Plan Documents are to be prepared.
”  

Work by Ecotec
 is now available to help identify appropriate partnerships for the development of sub-regional Housing Market Assessments (HMAs), as envisaged in Policy L2, and this may also inform the Panel’s thinking on the housing typology groups in paragraph 9.19.  Although work is underway in Cumbria, Greater Manchester and elsewhere, no detailed, consistent and complete picture of sub-regional housing markets is currently available.  There may be a need to review this aspect of RSS once HMAs are completed across the region.
GONW is concerned by the lack of clear evidence underpinning the indicative targets for ‘brownfield’ housing provision.  While we support maximizing the appropriate use of brownfield land in the North West, we note the concern of several respondents about the deliverability of some of Table 9.1’s targets.

Policy L5 largely reflects the emerging advice on affordable housing.  The draft RSS does not set targets for affordable housing provision, socially rented or intermediate housing.  We consider the available evidence makes it difficult to do so.  Instead, GONW endorses the encouragement of sub-regional and local work to ensure needs are identified and met through LDF policies.  The first paragraph of Policy L5 offers a foundation for delivery of these objectives.

Draft PPS3 asks RSS to set out levels of housing provision for 15-20 years.  It proposes that LDFs allocate land where possible for 15 years (from adoption).  Given current progress on implementing LDFs in the North West,  the great majority of relevant LDF documents will be adopted in 2008 or later, meaning that to reflect draft PPS3 they should look to 2023 and beyond in considering housing allocations.
Suggestions to Address GONW Concerns

We would like the Panel to consider, in line with draft PPS3, the feasibility of RSS providing numbers for housing provision to 2026 rather than 2021.  This would reflect PPS11 as RSS would look around 20 years ahead and the 2003-based household projections (HOU22) which project forward to 2026.
The Panel might also consider the Ecotec work as a supplementary source of evidence to assist in adapting the current “typologies” in paragraph 9.19 into approximations of housing markets (or groups of housing markets).  This would facilitate the approach set out in paragraph 9.22 by establishing more appropriate groups of local authority areas for joint working.  This might prove a helpful step to aid plan, monitor and manage approaches pending full regional coverage by Housing Market Assessments.  Further details are included in our Housing Briefing Paper.
On detailed points, the second paragraph of Policy L5 may quickly become outdated, given recent swift changes in housing markets in the region.  We would delete it.  We support the inclusion of the 5th bullet of Policy L5, but are unclear as to why it is to be applied solely to smaller rural settlements.[image: image1.png]
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