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DRAFT REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST EXAMINATION IN PUBLIC, 2006/07

STATEMENT BY THE NORTHWEST REGIONAL DEVELOPMENT AGENCY 

Matter 4: Overall Housing Strategy

	Matter 4A: Overall Housing Strategy 

	(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 the HMRAs)? Does the distribution of housing reflect the draft RSS’s regional and sub-regional spatial framework? 

	1
	The North West Household Growth Estimates Study
 was commissioned by the NWRA to develop a methodology for calculating the likely demand and need for housing and its distribution across the region’s Local Planning Authority areas. The NWDA was represented on the Steering Group
 which was appointed to oversee this work. The Technical Appendix to submitted draft RSS
 explains the methodology employed. We suggest it is for the NWRA’s consultants to explain the detailed rationale for the methodology employed to obtain household growth estimates. However, the Agency has no reason to question the validity of the methodology used. 

	2
	The economic scenarios, prepared to inform the Regional Economic Strategy Review, were an input to this study, and have therefore been used to inform estimates of household growth. Three scenarios for regional economic prospects were prepared by Experian Business Strategies: long term, recent success and transformational improvement
. However, the overall housing provision, set out in Table 9.1, does not appear to properly take into account the outputs of the economic scenarios that were used as an input to the Household Growth Estimates Study.  
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	3
	The Agency has previously considered the relationship between the overall level of housing proposed in draft RSS and the economic growth assumptions in our written statement for Matter 1C(i). Whilst we have no concerns in respect of the methodology underpinning the household growth estimates, the regional housing provision appears to be related to a more conservative economic scenario – between the long term and recent success scenarios. We believe this assumption is too low. We conclude that the appropriate growth assumption for RSS should lie between the recent success and transformational improvement scenarios
. We would therefore suggest that the level of provision should be within the range 25, 000 – 29, 000 p.a. to ensure that housing policy does not act as an artificial constraint on economic growth. 

	4
	We note that a report was placed on the NWRA website on 11th September 2006 which provides details of the re-worked household estimates originally prepared by NLP, taking account of the DCLG 2003 based household projections
.  Assuming a medium economic activity rate, the revised recent success and transformational improvement scenario household estimates are 27,169p.a and 27,216 p.a. respectively.  The Agency considers that these revised household estimates support our view that the level of housing provision should be within the range 25,000 – 29,000 p.a.

	5
	With respect to the distribution of housing and its relationship with the spatial framework, we suggest that the figures for Northern Manchester, Southern Manchester/ NE Cheshire, Fylde Peninsula, Mid Mersey, Wirral and Lakes and Morecambe Bay could be increased to properly reflect the spatial development framework of RSS, support regeneration, and, particularly in the case of Southern Manchester / NE Cheshire, to align with RSS economic policy and reflect the Barker Report principles and emerging Government policy in draft PPS3. 

	6
	As detailed in our formal consultation comments we are also concerned about the frequent references made in paragraph 9.19 to continued constraint and limiting the provision of housing to meet local and affordable housing needs (in some cases with a limited amount of general market housing). 
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	(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?

	1
	The approach to managing the delivery of housing set out in Draft Planning Policy Statement 3 (PPS3, Core Document PP3d) places emphasis on the need to monitor and review progress against the targeted level of provision. It is our view that this monitoring and review process will provide sufficient flexibility to respond to changes over the Plan period. In any event we would wish to avoid a situation where the policy becomes overly-complicated, which may in turn lead to uncertainty for the LDF process and the development industry.  Policy L4 of draft RSS states that local authorities should “introduce phasing policies which secure the orderly and managed release of housing land over the period of the plan…”. This appears to be a sound approach and obviates the need for additional flexibility or phasing in draft RSS. 

	2
	Planning Policy Statement 11 (PPS11) states:

“the RSS is part of a continuous planning process….RSS revisions will be required periodically. These will include revisions made in response to evidence from the monitoring process that policies in the existing RSS are not working as they should or where there have been changes in national policy”.
 
The Agency considers that a review of RSS should provide the flexibility to respond to changes within a three to five year timeframe, if required.  It needs to be borne in mind that RSS sets out an annual average housing provision figure and therefore there is scope for flexibility between years.

	

	(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 annualised housing requirement against targets?

	1
	Draft PPS3 states that RSSs should set out the level of housing provision for the region for 15 to 20 years, expressed as net additional dwellings
, however, it does not explicitly refer to the use of maximum targets. At the present time we have no major concerns in respect of the use of maximum targets, providing such targets are commensurate with the region’s growth aspirations
. 
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	(iv)
	Should the draft RSS include indicative phasing of the housing figures set out in Table 9.1?

	1
	We refer the Panel to our written statement for Matter 4A(ii). 

	

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

	1
	Emerging national guidance on housing is set out in Draft PPS3. When it was published for consultation purposes in December 2005, the Regional Assembly were finalising the content of draft RSS. Although draft RSS (paragraph 9.7) refers to Draft PPS3 as well as current guidance in PPG3, its publication did not directly influence the distribution of housing provision across the region. 

	2
	Of particular concern to the Agency is the extent to which the scale and distribution of new housing reflects the needs of the regional economy, and has had regard to economic growth scenarios used to inform the review of the Regional Economic Strategy. This is considered in our formal consultation response and written statement on Matter 4A(i).

	3
	Paragraph 5 of Draft PPS3 identifies 9 purposes of RSS in relation to housing. Paragraphs 7, 8 and 9 set out further requirements regarding the distribution of housing provision and how regional planning bodies should address sub-regional housing market areas.

	4
	Paragraph 8(a) of Draft PPS3 says that housing provision should be distributed so that need and demand are met within the sub-regional housing market area in which they are generated, unless there is very clear evidence that this is not possible, having regard to. 
· sub-regional housing land availability assessments;

· the environmental, social and economic implications of development; and

· the impact of development upon existing or planned infrastructure.


	5
	Paragraph 9 goes on to say that in sub-regional housing market areas where demand is high, regional planning bodies should aim to increase housing supply by exploring and identifying growth areas, growth points, new freestanding settlements and major urban extensions as necessary and appropriate.


RESP 498/Matter 4A 

	6
	Draft PPS3 thus advocates an explicit consideration of opportunities to increase housing supply in areas of high demand and, where demand cannot be met within a housing market area, clear evidence of why this is not possible. This is a significant departure from PPG3 and is not reflected in draft RSS. Notwithstanding the proposed increase in housing provision compared to RPG13, draft RSS instead advocates continued restraint in many parts of the region, with provision geared towards local and affordable housing needs and only limited amounts of general market housing. This appears to ignore the fact that if general market housing is restricted, opportunities to provide affordable housing (negotiated in line with the provisions of PPG3 and Circular 6/98
) will, in turn, be reduced.

	7
	The Agency recognises that Draft PPS3 was issued too late to influence the distribution of housing provision in draft RSS; as a result its housing policies do not fully reflect Draft PPS3’s requirements. The Panel will nevertheless be aware that, at the time of Draft PPS3’s publication, ODPM’s Deputy Director and Chief Planner indicated that Regional Planning Bodies in the process of reviewing RSS should have regard to the Government’s stated objectives for housing as set out in its response to the Barker review
.

	8
	In the Agency’s view, draft RSS does not currently reflect the Government’s objective of making planning more responsive to the housing market.   This is a significant concern, as some of the areas that are subject to continued restraint are also identified as key areas for economic growth; Southern Manchester/North East Cheshire being the most notable example. Consequently there is a danger that economic growth will be frustrated by a shortage of housing opportunities in areas of high demand. Alternatively, it may give rise to unsustainable patterns of commuting.


� North West Household Growth Estimates Study, August 2005, Nathaniel Lichfield & Partners, Deloitte and David Cumberland Housing Regeneration on behalf of NWRA.  


� The Steering Group included representatives from local authorities in each of the sub-regions, Merseyside Policy Unit, North West Housing Forum, University of Liverpool, GONW, AGMA, NWRA, NWDA and HBF.  


� Submitted draft Regional Spatial Strategy for the North West of England – Technical Appendix, January 2006 (pages 85 – 99). 


� NWDA’s Consultation Response to draft RSS, June 2006 (page 17).  


� The North West Plan: Revisions to the Regional Spatial Strategy for the North West of England, January 2006 – Consultation Response from the Northwest Regional Development Agency, June 2006 (pages 17-18). 


� Impact of DCLG 2003 Household Projections on Household Growth Estimates Study, Nathaniel Lichfield and Partners Research for NWRA, 7th September 2006


� Planning Policy Statement 11: Regional Spatial Strategies (Core Document PP11, page 7)  


� Consultation Draft Planning Policy Statement 3: Housing, (Core Documents, PP3d, page 9) 


� As discussed in the NWDA written statement for Matter 1C(i). 


� Circular 6/98 Planning and Affordable Housing (Core Document HOU13)


� Letter from Mike Ash re Government Response to the Barker Review of Housing Supply, December 2005 (Core Document HOU17)
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