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DRAFT REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST

EXAMINATION IN PUBLIC

FURTHER SUBMISSION:

MATTER 4A: OVERALL HOUSING STRATEGY

CARLISLE CITY COUNCIL 

RESPONDANT NUMBER (394)

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)


Concern has been expressed by the Cumbrian Districts in relation to the outcomes and implications of the Nathaniel Lichfield & Partners work for house building rates across the County.  The technical study was based upon the economic scenarios and resulted in figures well below the recent build rate trends.  The districts and County Council raised these concerns with the NWRA and arrived at a consensus amongst the authorities on the distribution for Cumbria as it appears in draft RSS.  More recent work has highlighted that the levels contained in table 9.1 must be considered a minimum level of housing for Cumbria. 

Carlisle’s rate of 450 dwellings a year was based upon the 10-year trend of past completions and the potential aspiration for regeneration combined with economic development under the strategy of Carlisle renaissance.  The additional estimate over the 10-year trend was difficult to quantify but recent 5-year trend rates plus housing market research indicates that 450 is a minimum.

The appendix to this statement indicates that up to 31st March 2006 the yearly average net completion rate for Carlisle district has been 405 units.  On closer examination of the 5 years to 2006, it becomes clear that the average net completion rate is 466 dwellings per year.  The Council considers that a 10-year trend rate does take account of market fluctuations but even events such as the Floods in January 2005 have not impacted on the increased rate of development.  This is currently set against a permission rate of 315 units within the district arising from the current RPG and an undersupply of housing in the urban area.  The rate of the existing RPG cannot continue without a significant impact on development in Carlisle.

Nathaniel Lichfield and Partners have remodeled their data (Impact of DCLG 2003 Household Projections on Household Growth estimates Study – Sept 06) to take into account recent household projections.  Whilst the NWRA have been unable to take this information forward into revised table 9.1 there are some significant indicators within the research.  Namely that for all 9 economic scenarios Cumbria now results in a positive number of new households and there is a significant reduction in other sub-regions of the north west.  This confirms that the original distribution in the Nathaniel Lichfield & Partners work (as referenced in the North West Plan Technical Appendix) was incorrect for Cumbria and the RSS draft figures are a more realistic representation of how housing distribution should be considered for Cumbria.

In addition Nathaniel Lichfield & Partners have considered the household population and migration projections (Household Projections and Migration Patterns – Aug 06), which in figure 6 indicate a clear increase in households within Carlisle district.  There are risks as noted in the report and in-migration may not be as high it is worth noting however that whereas other areas may rely heavily on in-migration from other parts of Europe, Carlisle has international borders with Scotland in terms of population movements.  There is a well-established travel to work and catchment area bringing population into the north west which will continue.

The work undertaken by ECOTEC (Study into the identification and use of Local Housing Market Areas for the Development of the Regional Spatial Strategy in the North West) for GONW, considers housing market areas.  Additional work has been undertaken by Cumbrian Districts in using Housing Market Areas to address issues of affordability and housing need.  It is worth noting that for Carlisle the influence over the Scottish Borders has not formed part of either research and therefore provides an incomplete picture of the Carlisle Housing Market Areas.  The Council’s own research also remains within Cumbria and three smaller market areas have been considered within the district.  This has resulted in a need for 221 affordable units per year for the next 5 years.  Given the potential to provide these from mixed development even at a 50% rate would indicate that 450 units per year is a minimum and every single has developed would have to pay for half an affordable unit, this is not deliverable.  It does however indicate that 450 units must be a minimum level of housing within RSS for Carlisle.

(ii)
No further comment

(iii)


Debate on whether rates should be completions or permissions was recently a point at the JSP EIP within Cumbria.  The point is simply that LPAs can control permissions but have greater difficulty in controlling completions and build rates.  It is nevertheless important that issues such as lapse rates are taken into account when determining levels.  If it is intended that Table 9.1 be based on completions then rates for permissions must be higher.  Research within Carlisle District on permissions granted in 1997 indicated that taking account of renewed permissions, this resulted in 10% not being implemented.  This rate may have to vary for different sub-regions with the north west.

(iv)


In the appendix , table 1 of completions highlights that without any phasing policy within the Structure Plan, the rate of development has fluctuated naturally to align itself with the development industry and housing market pressures.  As RSS is a long-term strategic overview it appears impractical to insert artificial rates any less than 10-year trends.  Carlisle has compared the build rate of the previous structure plan over the 15yr life and revealed that envisaged levels have relatively closely been adhered to with 6222 completions against a target of 6000.  It is also worth mentioning that in recent years at the end of the Structure Plan period permissions had been reduced to bring this in line but completion rates could not be controlled. 

(v) 

Given the recent HMA research within Cumbria there is a high level of need identified.  It is not possible to envisage how this could be delivered without potentially unrealistic levels of open market housing to subsidise the affordable units and thereby potentially stifling the development industry.  This conflicts with the economic aspirations of Cumbria to raise GVA through measures such as encouraging inward investment when faced with negative economic scenarios.  Whilst Carlisle’s own policies on affordable housing are improving the development rate further work is needed on deliverability aspects.
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Appendix 1 - Tables

1) Historic Completion Rates

Table 1 – Dwelling completion rate in Carlisle – Ten Year trend

Housing Completions (Net) 10-year trend








Urban
Rural
Total
Annual total

30/09/1996
78
76
154


31/03/1997
34
47
81
235

30/09/1997
55
85
140


31/03/1998
88
62
150
290

30/09/1998
86
75
161


31/03/1999
136
86
222
383

30/09/1999
159
115
274


31/03/2000
97
73
170
444

30/09/2000
143
77
220


31/03/2001
90
59
149
369

30/09/2001
132
65
197


31/03/2002
132
66
198
395

30/09/2002
187
64
251


31/03/2003
197
51
248
499

30/09/2003
177
37
214


31/03/2004
207
41
248
462

30/09/2004
183
65
248


31/03/2005
190
55
245
493

30/09/2005





31/03/2006
369
113
482
482







total
2740
1312
4052
4052







Yearly Av
274
131
405


Source: Carlisle City Council Monitoring 

Table 2 – Dwelling completion rate in Carlisle – Five Year trend

Housing Completions (Net)  5-year trend








Urban
Rural
Total
Yearly

30/09/2001
132
65
197


31/03/2002
132
66
198
395

30/09/2002
187
64
251


31/03/2003
197
51
248
499

30/09/2003
177
37
214


31/03/2004
207
41
248
462

30/09/2004
183
65
248


31/03/2005
190
55
245
493

30/09/2005





31/03/2006
369
113
482
482







Total
1774
557
2331
2331







Yearly Av
355
111
466


Source: Carlisle City Council Monitoring 

Table 3 – 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
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