RESPONDANT NUMBER (715)

Matter 4A: Overall Housing Strategy

CUMBRIA COUNTY COUNCIL (SDL/CUCC/12)


Questions:

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

(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?

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

Answers:

(i) The LPAs in Cumbria had expressed severe reservations about the implications of the Nathaniel Lichfield & Partners (NLP) study into housing need and demand during 2005. Our concern was that the economic scenarios would have resulted in very low levels of housing provision, well below the previous 5-and 10-year build trends, and took no account of planned growth and regeneration in the County, or the need to provide for local affordable housing needs. 

Following detailed discussions between the NWRA, the County Council and the LPAs in Cumbria in September 2005, a consensus was therefore reached over what this sub-region considers to be an appropriate level of housing across each planning area, which resulted in the figures in Table 9.1. The County Council is not therefore challenging the proposed distribution of housing, and gives support to them. 

In support of the annual housing requirement in Table 9.1 of the RSS, Cumbria County Council would draw on three key indicators. First, the historic completion/build rates over the last 10 years. Second, the identified numbers of houses required to meet 5- and 10-year household forecasts. Third, early provisional indicative results from the housing needs surveys carried out to support the Cumbria Sub-Regional Housing Strategy. 

Each of these three key indicators is dealt with in detail in turn below in Appendix 1 as background to supporting the proposed levels and distribution of housing in the County. Detailed figures to support the findings of Appendix 1 are then shown in Appendix 2.

The findings of Appendix 1 and 2 below show it is important that a different strategic planning policy response is required for each District in Cumbria to create balanced housing markets, to overcome affordability problems, but also to regenerate areas of low demand by proactive policy interventions. 

The historic build rate (see Appendix 1 & 2) confirms that the figures in Table 9.1 of the RSS would allow for growth in the Cumbria economy, especially within Carlisle, Allerdale, Barrow, and Copeland. These Districts will need the level of housing provided in RSS in order to encourage skilled workers to stay in Cumbria, and to attract suitably skilled people into the County, who would help to raise GVA to the national average. 

The 2004 and 2005-mid year estimates in Tables 2-7 and the provisional results from the housing needs surveys (See  Appendix 1 & 2 below) confirm that the draft RSS housing requirement would help to regenerate low demand areas through housing market renewal such as West Cumbria and Furness. The RSS figures would also support growth and the key roles and functions in the regional centres of Carlisle and Barrow. It is essential to alter the forecast demographic trends i.e. relieve out-migration in West Cumbria and Furness by allowing for sufficient growth in these economies. 

Within in the high demand areas of Eden and South Lakeland Districts the position is different, as it will be important to provide sufficient houses to meet the identified local and affordable needs, retain young families who otherwise cannot afford to remain in the area, and to support regeneration and the roles and functions of the Key Service Centres in the area. 

On this basis, it is considered that the proposed RSS figures in Table 9.1 would therefore allow flexibility for these policy interventions to take place. For these reasons, the County Council supports and welcomes the level and distribution of housing figures for Cumbria in Table 9.1.

(ii) It is considered that the RSS should be updated on a regular basis in order to ensure that the housing requirements for each District provides for local needs and aspirational housing demand. The housing provision should not be treated as a strict ceiling where evidence suggest higher need.

(iii) Cumbria County Council prefers the use of planning permissions as a means to monitor and control the level of house building in the County, instead of completions. This approach has been used in the adopted JSP 2001-2016, and was fully endorsed by the EIP Panel Report 2004 (see pages109-110).

In using this approach account must be taken of the fact that a percentage of planning permissions are not implemented, which we have assumed to be 10% in Cumbria (see paragraph 4.2–4.6 in JSP). In the case of Carlisle, the evidence would suggest that since 1997, the lapsed permission rate was indeed 10%.  An allowance therefore must be given for this in the maximum housing requirement figures in Table 9.1.

(iv) A phasing policy might be beneficial, however such an approach would need to be supported by evidence for each district. It is considered that this would be too detailed for the RSS, and therefore should be a matter better left for each District to determine as part of their LDF reparation.

(v) It is considered that the housing policies L2-L5 broadly reflect emerging national guidance. 

Policies L2 and L3 requires an understanding of local housing markets, and Policy L5 requires LPAs to proved for affordable housing to meet needs identified in sub-regional housing market assessments. The Cumbria Sub-Regional Housing Strategy specifically aims to provide the evidence base to support District housing policies as per Policy L2 and L5.  

APPENDIX 1

Historic Build Trends

Table 1 in Appendix 2 below sets out the historic house completion rates for each District and the Lake District National Park in Cumbria, over the two 5-year periods 1996 to 2000, and 2001 to 2005. It can be seen that the proposed annualised housing requirement for Cumbria in Table 9.1 of the draft RSS would seem to be similar to the historic completion rate. 
Household and housing forecasts

The figures below in Tables 2-7 in Appendix 2 are derived from 2004-mid year estimate & 2005-mid year estimate population projections, using the Chelmer Model. These show the annualized number of dwellings required to support the anticipated growth in households up until 2021 (Statement Document Ref: SDL/CUCC/37 & SDL/CUCC/39). It must be remembered that population/household forecasts can only be used as an indicator to what might happen if past trend is continued into the future.

The 2004-mid year estimate figures (Statement Document SDL/CUCC/37) in Table 2 give the average number of dwellings required in each District to support zero net migration into and out of the County. The next Table 3 shows the average number of dwellings required in each District to support anticipated household growth, taking into account inward/outward migration over the last 5 years. Finally, Table 4 shows the number of dwellings required, taking account of migration trends over the last 10 years. This is then repeated using 2005-mid year estimate figures in the comparative three Tables 5-7, which show an overall increase in the number of homes needed for each planning area. 

The 2004-mid year estimate under the zero-net migration scenario shows that the Districts of Allerdale, Barrow, Carlisle, Copeland and Eden would all require positive growth in the number of dwellings to support natural household growth. This contrasts with South Lakeland District, where there would be consistent reduction in the number of dwellings required. Like South Lakeland, Eden District would have a falling requirement under this scenario. This reflects that these two districts have ageing populations.

When in-migration and out-migration are inputted into the 2004 Model in Tables 3 and 4, there is a significant change in the number of dwellings required to serve the expected growth in households. In South Lakeland and Eden Districts, high levels of in-migration, especially from retirees, would result in a higher annual requirement for new dwellings.

For Eden and Allerdale Districts, the 5-year trend indicates that the level of housing required would be above that proposed in the draft RSS. For all the other Districts, the 5-year migration trend indicates levels of housing just slightly below draft RSS. Barrow is the only District well below the RSS figure. This can be explained by higher levels of out-migration under this scenario. 

Using the 10-year migration trend, only Eden District would be above the draft RSS, and the remaining Districts would all be below the draft RSS. This can be explained by lower levels of in-migration during the previous 10 years.

The 2005 Chelmer Model (Statement Document Ref: SDL/CUCC/39), which is based on the 2005 mid-year estimate (Tables 5-7) (See also Statement Document Ref: SDL/CUCC/38) shows that there would be a far higher level of new house building required in each District to keep pace with forecast household growth, compared with the 2004-mid year estimates. 

Looking at the zero-net migration trend in Table 5, all the Districts would therefore be expected to have higher house build rates to keep pace with natural household growth, without any migration factors inputted. The most dramatic change would be in Copeland District. 

In Table 6, the house building requirement would also be significantly higher than the 2004-mid year estimate in Table 3 to keep pace with estimated household growth, taking account of in/out-migration. In the case of Carlisle, the 20-year average would suggest 657 dwellings per year. Even in Copeland, there would have to be an average of 549 dwellings per year to keep pace with estimated household growth. 

The pattern evens itself out slightly for the 10-year migration forecast in Table 7 using the 2005-mid year estimate, but would still be higher than the 2004-mid year estimates, and more or less reflect the RSS requirement. 

Cumbria Sub-Regional Housing Strategy

The Cumbria Housing Strategy 2006/2011 has been prepared by the Cumbria Sub-Regional Housing Group (Statement Document Ref: SDL/41). The overarching aim of the Housing Strategy is to achieve balanced housing markets in Cumbria, which are defined by the Strategy simply as places where local people can afford to find a home and where people want to stay. The Strategy focuses on the period 2006 to 2011, but expresses a long term aim of achieving balance in all of Cumbria’s housing markets by 2026. The Strategy will be launched on the 30th October 2006. 

The final results of the County-wide Housing Needs Survey will be made available in Spring 2007. At present we only have early, provisional indicative results from the housing needs survey, which is set out in Appendix 2 in Table 8. It should be remembered that these results are not definitive at this stage, and there is still significant further ongoing detailed work involved through the Housing Strategy Group, to ensure that the figures for each District are consistent across the sub-region, and are robust when they are finally published in Spring 2007. The approach taken by Jacqui Blenkinship in her report “Housing markets – Preparing for Change” for the Housing Corporation and Impact Housing Association (Statement Document SDL/CUCC/43) is now recognized as being robust nationally, which enhances Stage 4 in the Government’s approach to assessing housing needs. The approach taken by Jacqui Blenkinship may therefore be used to inform the final housing needs survey figures to be issued in spring 2007. The EIP Panel is therefore asked to consider these provisional findings in this light, and they cannot be considered as the final results, but are there for illustration purposes only at this stage.

Table 8 shows that in the high demand areas of South Lakeland, Eden and Carlisle together with the Lake District National Park, there is a particular need for affordable housing. This need would have to be provided as a component of the overall RSS annualized housing requirement. 

In Carlisle district, the findings of the housing needs survey indicates an annual requirement for 221 dwellings, of which 149 units will be required in the rural areas outside of the urban centre (72). The comparative data showing the difference between house price and income indicates the level of affordability in each district. In 2005, median incomes in Carlisle Urban and Rural West were £21,530 and £29,497, whilst median house prices in these areas were £87,500 and £199,000 respectively (See Table 9 – Median House price and Median Income below). It can be seen that as a component of the overall housing requirement, it will be essential to ensure that in Carlisle there will be sufficient provision for local affordable needs.

Likewise in Eden, there is an affordable housing need for 143 dwellings per year. In 2005, median incomes in Alston Moor and Eden Valley North were £20,000 and £25,347 respectively. Median house prices in these two housing market areas were £146,000 and £178,000 respectively. 

In South Lakeland District, the annual requirement for affordable housing is significantly greater at 669 dwelling units per year (including the LDNP, but excluding the YDNP), and the annual shortfall of affordable housing well exceeds the RSS figure of 400 units. Here properties across South Lakeland are particularly sought after, resulting from the District having good access (rail and road), and a high quality environment. It is a place people want to move to, and so prices are high, restricting choice amongst 1st time buyers and lower income households. In April 2006, average house prices in South Lakeland were £215,960 across the majority of South Lakeland, whilst average income was just £19,500. This is well above the 3.5x a single or 2.9x a dual gross household income. Since March 2002, house prices have risen 79%, whilst incomes have increased by only 15% in South Lakeland.

To overcome this problem, Policy ST11 in the Cumbria and Lake District JSP restricts the occupancy of all new dwellings in South Lakeland and Eden Districts to people with a local connection to the area, with at least 50% of the dwelling requirement being met by evidenced need for affordable housing. The problem of affordability has been exacerbated in the past by high rates of in-migration from retirees with financial capital brought into these high demand areas. In the Lake District National Park, under Policies H20-H22 the occupation of all new housing is restricted to local persons in housing need to avoid the adverse impacts of extensive house building on the landscape. 

The housing needs survey results for Allerdale indicate lower levels of need for affordable housing at 124 dwelling units per annum. This figure includes the LDNP part of the District (38 net), and the issue of affordability is much less marked than say in South Lakeland District.  The median income in Allerdale is £ 25,332, set against a median house price of £158,000 (June 2006). 

In Barrow, the level of affordable housing needed is much lower at 20 dwelling units p/a, as affordability is much less of an issue. Here, median incomes are £20,918 compared against median house prices of £75,000.

For Copeland, there is no overall need for affordable housing, although there is a small need in the West Lakes Housing Market Area (9 units p/a). Here, the 2005 median incomes ranged from £20,141 in Millom, £23,289 in Whitehaven to £28,814 in West Lakes Housing Market Area (in the LDNP). Median house prices were £83,000 in Millom, £82,000 in Whitehaven to £193,000 in West Lakes. This illustrates the issue of housing market failure in parts of the District, the need to regenerate the existing housing stock through housing market renewal, and the need for transformational economic change to encourage people to remain in Copeland, and to encourage new skilled persons to the area. At present there is a large surplus of affordable units, per annum, in Copeland. Regeneration schemes are in the pipeline that may involve selected demolition in some areas with the possibility of new build. A proactive policy intervention approach is recommended in the recent study – “Housing Markets: Preparing for Change” carried by the Housing Corporation and Impact Housing Association (Statement Document Ref: SDL/CUCC/43) to overcome housing market failure in West Cumbria.

APPENDIX 2 - Tables

1) Historic Completion Rates

Table 1 – Net dwelling completion rate in Cumbria.

	District
	1996-2000
	5-year average annual completions
	2001-2005
	5-year average annual completions
	10-year average annual completions
	Draft RSS figure

	Allerdale
	1,174
	235
	1,046
	209
	222
	267

	Barrow
	471
	94
	625
	125
	110
	150

	Carlisle
	1,736
	347
	2,293
	459
	403
	450

	Copeland
	1,034
	207
	1,014
	203
	205
	230

	Eden
	1,250
	250
	976
	195
	223
	239

	South Lakeland
	1,705
	341
	1,722
	344
	343
	400

	LDNPA
	636
	127
	670
	134
	131
	117

	Total
	8,006
	1,601
	8,346
	1,669
	1,637
	1,853


Source: Cumbria County Council Monitoring and District Council Annual Monitoring Reports.

2) 2004 Population/Household forecasts - annual number of dwellings required to satisfy expected household growth

Table 2 – Zero net Migration 

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	67
	113
	119
	63
	90.5

	Barrow
	42
	130
	145
	100
	104.25

	Carlisle
	107
	157
	168
	118
	137.5

	Copeland
	76
	121
	131
	71
	99.75

	Eden
	82
	62
	42
	-9
	44.25

	South Lakeland
	-6
	-21
	-60
	-114
	-50.25

	Cumbria
	367
	562
	559
	230
	429.5


Table 3 – five-year migration

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	242
	310
	332
	292
	294

	Barrow
	-86
	-16
	-11
	-68
	-45.25

	Carlisle
	323
	404
	429
	393
	387

	Copeland
	150
	207
	224
	171
	188

	Eden
	323
	335
	339
	271
	317

	South Lakeland
	255
	271
	249
	213
	247

	Cumbria
	1207
	1511
	1561
	1298
	1394.25


Table 4 – ten-year migration

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	145
	201
	214
	164
	181

	Barrow
	-32
	46
	56
	4
	18.5

	Carlisle
	199
	262
	279
	233
	243.25

	Copeland
	81
	126
	136
	78
	105.25

	Eden
	312
	321
	325
	284
	310.5

	South Lakeland
	293
	313
	293
	260
	289.75

	Cumbria
	996
	1268
	1303
	1023
	1147.5


Source: Cumbria County Council Information & Intelligence, Policy and Performance Unit – Chelmer Model 2004 (Statement Document SDL/CUCC/37).

3) 2005 Population/Household forecasts - annual number of dwellings required to satisfy expected household growth

Table 5 – Zero net Migration 

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	146.4
	112.6
	117.6
	69.8
	112

	Barrow
	129.6
	141.8
	172.6
	143.4
	147

	Carlisle
	249.6
	222.4
	224.8
	152
	212

	Copeland
	334.8
	327.6
	299.8
	229.6
	298

	Eden
	176.6
	103.6
	81.6
	58.4
	105

	South Lakeland
	103.2
	24.2
	-16
	-98.2
	3

	Cumbria
	1063.2
	872
	829.8
	526.4
	823


Table 6 – five-year migration

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	450.6
	446.4
	476.4
	456.8
	458

	Barrow
	-2
	-7.8
	7.8
	-37
	-10

	Carlisle
	633
	652.8
	691.8
	647.8
	656

	Copeland
	539.6
	564
	559.4
	531
	549

	Eden
	491
	458.4
	468.2
	467.2
	471

	South Lakeland
	313.8
	261.2
	241.4
	173
	247

	Cumbria
	2253
	2210
	2276
	2066.4
	2201


Table 7 – ten-year migration

	District
	2001-2006
	2006-2011
	2011-2016
	2016-2021
	20-year average

	Allerdale
	284
	263.6
	280.4
	245.4
	268

	Barrow
	49.2
	50.4
	71.8
	33
	51

	Carlisle
	601.6
	194.2
	411.6
	351
	390

	Copeland
	389.8
	390
	370.6
	305.2
	364

	Eden
	436.2
	398.4
	401.8
	397.2
	408

	South Lakeland
	415.4
	375.4
	363.4
	299.8
	364

	Cumbria
	1825.6
	1731.6
	1756
	1508.4
	1705


Source: Cumbria County Council Information & Intelligence, Policy and Performance Unit – Chelmer Model 2005 (Statement Document SDL/CUCC/39).

4) Cumbria Housing Strategy & Housing Needs Evidence

Table 8 – Annual Affordable Housing Need

	District
	Affordable housing need per annum

	Allerdale (includes LDNP area)
	124

	Barrow
	20

	Carlisle
	221

	Copeland (includes LDNP area)
	-393

	Eden (includes LDNP area)
	143

	South Lakeland (includes LDNP area)
	669

	Cumbria
	1,177 (gross) 784 (net)


Source: Cumbria Sub-Regional Housing Strategy – indicative provisional results derived from the District Housing Needs Surveys - 2006

5) Affordability

Table 9 – Summary of Median Incomes and Median House Prices in Cumbria.

	District
	Median income 
	Median House Price

	Allerdale
	£ 25,332
	£158,000

	Barrow
	£20,918
	£75,000

	Carlisle Urban
	£21,530
	£87,500

	Carlisle Rural West
	£29,497
	£199,000

	Copeland- Millom
	£20,141
	£83,000

	Copeland - Whitehaven
	£23,289
	£82,000

	Copeland – West Lakes
	£28,814
	£193,000

	Eden – Alston Moor
	£20,952
	£146,000

	Eden – Valley North
	£25,347
	£178,000

	South Lakeland
	£19,500
	£215,960


Source: Cumbria County Council Information & Intelligence Policy Unit – CACI Street Value and Paycheck data – (Statement Document SDL/CUCC/40).
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