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Matter 4A

MATTER 4A HOUSING STRATEGY
OVERALL HOUSING PROJECTIONS

We have some concerns about housing projection as follows:-

· It is becoming less usual for elderly people to live alone as the gender gap closes due to increases in male life expectancy. There has been a change in the nature of the ageing process in the population. From the 1960s through to the 1990s it was the consequence of falling child mortality in the late 19th and early 20th centuries and the ageing of a cohort of large families born after improving child survival but before reproductive behaviour changed in response. In effect this was a cohort that survived against its parents’ expectations. It was a largely female cohort by the time it reached old age because the men were killed in large numbers in the First World War and suffered high occupational mortality in mining and heavy industry throughout the first three quarters of the 20th century. The present ageing of the population in contrast is due to the survival of men who are now coming into old age having lived their entire adult lives in peacetime, and much of it in improved industrial environments. To project that this generation of old people will form single person households to the same degree as the previous one is just wrong.
· Projections of increasing numbers of households are based not on increasing population but on changing household structures. It is irrational to respond by building three bedroom family houses. We need to predict not only the number of houses but also the niches into which they will fit. We need to recognise that family homes for people with cars so dominate the housing provision and the new needs are in specific areas so that the shortage is actually in such niches as affordable housing, traffic free housing provision, single bedroom properties, city apartments, sheltered housing, and extra care housing. 
HOUSING AS GREEN INFRASTRUCTURE
The concept of Green Infrastructure should be expanded to include Greening Building and green space in housing developments in particular there should be requirements for 

· green Roofs which can enhance the public realm and contribute to biodiversity
· landscaping of housing development so that it raises the human spirit

· any development on a greenfield site to be earth-sheltered so that the open space is not lost 

· energy efficiency
· use of other ecological measures such as sustainable drainage, grey water systems etc

· access by walking, cycling and public transport 

We should consider adopting the “green points” system used in Essex where housing developments  are scored for the ecological measures they include – so much for sustainable drainage, so much for green roofs, so much for earth sheltering, so much for grey water, so much for energy efficiency measures etc and only developments which achieve a specific minimum score are permitted. 

SHOULD THIS BE ACHIEVED BY PLANNING OR BY THE MARKET?
There cannot be a perfect market in land because the supply of land cannot be increased in response to shortage and it is therefore a classic positional good. It is important that niches are addressed and that environmental quality is consistently enforced.

This is because of the equation
 C= B +L + P 
where C is the price of property, B is the building cost, L is the price of land and P is the developer’s profit. C & P are fixed by the market. Therefore B + L is a constant. Consistently applied planning requirements that increase B will depress L and therefore will not affect the viability of the projects. Inconsistently applied standards will not depress L and therefore quality requirements will only be met in premium settings where the market will bear a higher C.
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