Pendle Borough Council  

Rep 590
Matter 4:-  Living in the North West
Response to Submitted Draft Regional

Spatial Strategy for the North West

Matter 4:-   Living in The North West

Change requested: The allocation of 5500 houses in Pendle over the Strategy Period.   (NB: The précis on the website for Pendle’s last comments misquotes the figure previously requested)
1 The Regional Spatial Strategy (RSS) should identify a greater number of new dwellings to be developed in Pendle than are currently identified in the draft proposals. The draft allocation figure is 3,420 at (190 per annum).  An allocation of 5,500 houses (305 per annum) would be more appropriate. Such an increase would not harm the fundamental thrust of the RSS, but would deliver a series of regenerative benefits to Pendle and its housing market that would simply not be possible under the current  proposals. 
2 These comments set out the reasons why the current draft RSS’s allocation would hinder Pendle’s economic development and regeneration potential, identifying some of the activities that it would be more difficult or impossible to achieve without increasing the build rate in the borough. It highlights a number of economic trends affecting Pendle, in terms of long term housing market and economic restructuring, and the need to achieve a sustainable and diverse housing market in the longer term.
The economic context and long term structural change 
3 An estimated £29 billion gap in economic output (measured in GVA) exists between the North and the rest of the UK. The Northern Way Growth Strategy aims to address the prospect of continuing economic inequality within the region by focussing on supporting the city regions of Liverpool, Manchester and Leeds but also recognising that urban regeneration and growth must be matched by increased prosperity in the smaller towns, villages and rural communities within the region. Pendle is a vital part of this and its regeneration/housing agenda must not be ignored or unduly constrained through application of an arbitrary housing allocation at the rates proposed in the draft RSS. The North West Growth Strategy identifies that one of the biggest problems facing the North West is the condition of some of its existing housing stock and the subsequent need to restructure housing markets in certain areas. Pendle has some of the most acutely imbalanced housing stock in the region, with a high proportion of terraced properties. Compared with the rest of East Lancashire, Pendle has the greatest proportion of terraced housing (58.6%).  The North West regional average is 37.7% 
4 The RSS is supportive of developing a Central Lancashire region (within the Northern Way strategy) that provides a range of high quality housing  available to meet the needs of the population and support regeneration and economic growth. Within this region, GVA per capita within Pendle, whilst at the upper end compared to other boroughs, is still only 84.7% of UK figures (NUTS, 2001).  Some of Pendle’s settlements, are areas of acute social and economic disadvantage. The output gap is very real and Pendle needs a housing market capable of supporting its workforce and employees, including attracting those who are more economically active in service and higher value sectors to broaden its population base. It must be given every opportunity to bridge the output gap. 
5 It is noted that draft RSS proposals provide for less housing in Pendle than the Assembly’s own Housing Need/Demand Study conclusions in terms of economic-driven household growth estimates for individual Boroughs. Pendle questions how that process has worked and what has led to these empirical forecasts being set aside for what are clearly damaging lower  figures.

6 Giving greater priority to the big City-Regions of the North West, and to other parts of the Central Lancashire City-region does not mean that the development needs of an area like Pendle should be curtailed. Pendle, and its significant economic and social problems, will not benefit from this. Pendle’s own regeneration can provide symbiotic and complementary support to the wider regional strategy.
7 Although it has a number of highly successful businesses, East Lancashire and Pendle continue to lack some the labour market capital necessary to attract or sustain a high value service sector, driven by higher tiers of professional classes, and is over-exposed to sectors most vulnerable to global economic competition. It is susceptible to changes in the wider global economy, over which it has little control. The East Lancashire economy is structurally vulnerable and is likely to experience a marked and significant decline in manufacturing employment in the future. Projecting historical trends forward over the RSS period, it is anticipated that Pendle could lose towards 5,000 jobs in manufacturing by 2021 to around 5,850 representing a loss of about half its manufacturing base. 
8 This drives the need for strategy in Pendle to create the right environment with good homes and new employment opportunities to address the impacts of this decline. But, also, the loss of circa half Pendle’s manufacturing base would have significant land use implications in terms of land currently in use by manufacturing businesses becoming vacant and redundant, creating a significant reservoir of previously developed land at the heart of the Borough’s urban areas. This could equate to circa 40-50 hectares of land, much of which is situated within tightly knit residential areas, with significant access problems, and heritage values. The most sustainable land use solution is therefore likely to be residential-led mixed use, releasing potential for higher density commercial/business space. A very indicative estimate of the scale of residential potential arising from this (with all its regenerative benefits) could be anything from circa 800-1,500 units subject obviously to density, mix, phasing etc. The draft RSS requirement simply makes no allowance for this trend.
Regeneration opportunities within Pendle 

9 There are a number of positive regeneration developments coming forward within Pendle that need support through the provision of additional housing within the borough. Employment is set to increase within Nelson’s centre with a new office development extending to 49,000 sq ft with the ability to accommodate 500 people. A new business park is being brought forward and there are plans to extend the retail offer of Boundary Mill and other sites within the area. The ability to promote and provide mixed use development with employment, commercial and community uses must be coupled with the bringing forward of residential development that either drives some of the commercial value or provides an enabling function. The value created (and captured) by viable new residential development (either directly through land ownership/stakes or through planning obligations) will also have a major role to play in supporting Housing Market Renewal in the long term given that future DCLG funding cannot be assumed to continue at the same rate in the future. Current RSS figures would prevent this development from coming forward. 
10 Pendle has specific aims for increasing mixed use developments, where the re-allocation of land for residential/mixed use would assist in bringing forward a comprehensive approach to regeneration. 
11 The Borough wishes to see a greater diversity in its housing market, in line with PPS3 guidance, so that its housing market is ‘sustainable’ in its own right and has a more balanced housing stock. Currently there is an over-concentration of terraced housing in the borough and fewer opportunities for people to make ‘aspirational’ moves up the housing ladder within Pendle.  
Making use of untapped potential 

12 Not only is Pendle seeking to increase its RSS housing requirement to address its regeneration objectives, it has the capacity to deliver this in line with spatial priorities that will help meet the Borough’s regeneration goals.
13 In assessing the level of housing requirement, we have sought to model the potential components of housing supply over the RSS period, taking account of the sites that already have planning permission, allocated sites, sites that will deliver the HMR programme and a number of other sites that represent future opportunity for development such as those associated with planning and responding to employment land restructuring referred to above. In other works, these are the proposals and future opportunities (predominantly brownfield) which will be needed to sustain Pendle’s future regeneration.
14 Given commitments, maintaining the current draft RSS requirement would require the Borough to cancel, delay or reduce in scale any future proposals. The HMR Area Development Framework proposals would also be prejudiced by inadequate housing numbers. Maintaining the current draft RSS requirement would require the Borough to deliver its regeneration strategy with one arm tied behind its back.
15 Conversely, increasing the RSS allocation to a rate of circa 300 per annum would recognise the role of existing commitments, but also allow the Borough to bring forward a balanced portfolio of proposals for regeneration and address long terms structural problems with the economy and housing market.  The tables below show that without additional numbers Pendle would be in a moratorium position for a further 5 years whereas with  a modest increase regeneration via new house building would commence immediately. 

Relationship to wider sub-region 

16 Pendle supports the objective of creating sustainable housing markets across the North West, in East Lancashire, and in the Burnley/Pendle sub-market, whereby existing and future residents have a good choice of housing within more balanced housing markets.
17 The Housing Market Assessment undertaken for Elevate clearly identifies Pendle as being part of a wider Burnley/Pendle sub-market for housing. However, this does not mean that the housing needs of Pendle can be met within Burnley. Nor does it mean that increasing the RSS housing requirement within Pendle would have a harmful impact on Burnley’s housing market. The recent call-in decision (APP/E2340/V/04/1141935) by the Secretary of State in respect of the proposals on the Lucas Sports Ground testing this proposition in the context of specific proposals, confirms this.
18 It is clearly beneficial for both Burnley and Pendle to develop their own balanced housing markets recognising that there are undoubtedly strong links between these two contiguous areas in terms of migration and how the housing markets work together.
19 Over time net migration flows from Burnley to Pendle have increased.  This has been driven by a fall in new build rates in Burnley not as a result of Pendle building more houses and drawing people away from its neighbour. There is certainly no evidence that stymieing development in Pendle to the level proposed in draft RSS will bring any tangible benefit to Burnley’s Housing Market or that in wider East Lancashire, and will simply cause harm to achieving Pendle’s own regeneration objectives.
20 Migration flows already demonstrate a propensity for people in Pendle to move to other Boroughs, such as Ribble Valley or into West Yorkshire to meet their housing aspirations. There is a positive wish to retain economically-active and upwardly mobile residents in the 
Table1

RSS Housing figure of 3,420

Shows that oversupply continues until 2011/12. It would be a similar period until the moratorium could be lifted due to less than 4 years worth of permissions in the stock.
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Table 2

RSS Housing figure of 5,600

Shows that a current undersupply of 45 dwellings exists. In addition a stock of 1,244 permissions would be required to meet the annual provision rate, Pendle currently has 1103. Therefore the moratorium could be lifted now.
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21 Borough in terms of encouraging economic activity and spend, and maximising the ability to capture economic outputs from within the local economy. By failing to meet these housing aspirations, Pendle will be increasingly characterised by residualised non-mixed communities with low income, low economic-activity and low investment.  

Conclusions 

This report summarises some of the reasons why it is considered that the draft RSS proposes a level of housing that is insufficient for the Borough of Pendle. A modest increase to circa 300 per annum would enable the Borough to: 

• Deliver its regeneration proposals over RSS within a balanced portfolio of development opportunities, including current sites, HMR proposals from its current ADFs, and other future proposals – a balanced portfolio across a blend of locations, types, and with different levels of value creation and capture will create the right investment prospectus for regeneration in the Borough; 

• Mount an adequate response to what is likely to be a significant level of structural economic change over RSS period with major land use implications; and 

• Restructure its housing market, currently characterised by the highest proportion of terraced housing. 

• Stymie the bringing forward of development potential within the Borough, leaving a legacy of underused and vacant land at the end of the RSS period; 

• Leave Pendle locked out of the cycle of regeneration that will benefit other boroughs within the city-region and more widely; and 

• Not bring about any benefits to adjacent Boroughs in terms of migration flows – this being more clearly driven by increased housing supply in those markets. 
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Projected Completions

		

		Extant Permissions						Completions per year

						2005/06		2006/07		2007/08		2008/09		2009/10		2011/12		2012/13		2013/14		2014/15		2015/16		2016/17		2017/18		2018/19		2019/20		2020/21

		FULL

		2002/03		371		33		9		1

		2003/04		457		79		41		11		1

		2004/05		632		133		109		57		16		2

		2005/06		92		15		19		16		8		2		0

		2006/07		92				15		19		16		8		2		0

		2007/08		92						15		19		16		8		2		0

		2008/09		92								15		19		16		8		2		0

		2009/10		92										15		19		16		8		2		0

		2010/11		92												15		19		16		8		2		0

		2011/12		92														15		19		16		8		2		0

		2012/13		92																15		19		16		8		2		0

		2013/14		92																		15		19		16		8		2		0

		2014/15		92																				15		19		16		8		2		0

		TOTAL				260		193		119		75		62		60		60		60		60		60		45		26		10		2		0

		OUTLINE

		2002/03		236		38		50		41		21		6		1

		2003/04		156				25		33		27		14		4

		2004/05		21						3		4		4		2		1

		TOTAL				38		75		77		52		24		7		1

						298		268		196		127		86		67		61		60		60		60		45		26		10		2		0





Total only - low rss figure

		

				Adjusted RSS Annual Requirement		Pendle Completions		Cumulative deviation from RSS Requirement						RSS Cum Req		Pendle Cum						Stock of permissions (assumes 92 approvals per year)

		2003/04		190		311		121						190		311

		2004/05		183		252		183						380		563

		2005/06		179		325		318						570		888						1131

		2006/07		169		268		396						760		1156				675		955		280

		2007/08		162		198		404						950		1354				647		849		202

		2008/09		159		127		341						1140		1481				636		814		178

		2009/10		162		86		237						1330		1567				646		820		174

		2010/11		185		67		114						1520		1634				741		813		72

		2011/12		198		61		-15						1710		1695				794		812		18

		2012/13		216		60		-145						1900		1755				863		812		-51

		2013/14		238		60		-275						2090		1815				951		812		-139

		2014/15		268		60		-405						2280		1875				1070		812		-258

		2015/16		309		60		-535						2470		1935				1236		812		-424

		2016/17		371		60		-665						2660		1995				1485		812		-673

		2017/18		475		60		-795						2850		2055				1900		812		-1088

		2018/19		683		60		-925						3040		2115				2730		812		-1918

		2019/20		1305		60		-1055						3230		2175				5220		812		-4408

		2020/21				60		-1185						3420		2235
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Total only - high rss figure

		

				RSS Annual Requirement		Pendle Completions		Cumulative deviation from RSS Requirement						RSS Cum Req		Pendle Cum						Stock of permissions (assumes 92 approvals per year)

		2003/04		311		311		0						311		311

		2004/05		311		252		-59						622		563

		2005/06		311		325		-45						933		888						1131

		2006/07		311		268		-88						1244		1156				1244		955		-289

		2007/08		311		198		-201						1555		1354				1244		849		-395

		2008/09		311		127		-385						1866		1481				1244		814		-430

		2009/10		311		86		-610						2177		1567				1244		820		-424

		2010/11		311		67		-854						2488		1634				1244		813		-431

		2011/12		311		61		-1104						2799		1695				1244		812		-432

		2012/13		311		60		-1234						2989		1755				1244		812		-432

		2013/14		311		60		-1364						3179		1815				1244		812		-432

		2014/15		311		60		-1494						3369		1875				1244		812		-432

		2015/16		311		60		-1624						3559		1935				1244		812		-432

		2016/17		311		60		-1754						3749		1995				1244		812		-432

		2017/18		311		60		-1884						3939		2055				1244		812		-432

		2018/19		311		60		-2014						4129		2115				1244		812		-432

		2019/20		311		60		-2144						4319		2175				1244		812		-432

		2020/21				60		-2274						4509		2235





Total only - high rss figure
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Projected Completions

		

		Extant Permissions						Completions per year

						2005/06		2006/07		2007/08		2008/09		2009/10		2011/12		2012/13		2013/14		2014/15		2015/16		2016/17		2017/18		2018/19		2019/20		2020/21

		FULL

		2002/03		371		33		9		1

		2003/04		457		79		41		11		1

		2004/05		632		133		109		57		16		2

		2005/06		92		15		19		16		8		2		0

		2006/07		92				15		19		16		8		2		0

		2007/08		92						15		19		16		8		2		0

		2008/09		92								15		19		16		8		2		0

		2009/10		92										15		19		16		8		2		0

		2010/11		92												15		19		16		8		2		0

		2011/12		92														15		19		16		8		2		0

		2012/13		92																15		19		16		8		2		0

		2013/14		92																		15		19		16		8		2		0

		2014/15		92																				15		19		16		8		2		0

		TOTAL				260		193		119		75		62		60		60		60		60		60		45		26		10		2		0

		OUTLINE

		2002/03		236		38		50		41		21		6		1

		2003/04		156				25		33		27		14		4

		2004/05		21						3		4		4		2		1

		TOTAL				38		75		77		52		24		7		1

						298		268		196		127		86		67		61		60		60		60		45		26		10		2		0





Total only - low rss figure

		

				Adjusted RSS Annual Requirement		Pendle Completions		Cumulative deviation from RSS Requirement						RSS Cum Req		Pendle Cum						Stock of permissions (assumes 92 approvals per year)

		2003/04		190		311		121						190		311

		2004/05		183		252		183						380		563

		2005/06		179		325		318						570		888						1131

		2006/07		169		268		396						760		1156				675		955		280

		2007/08		162		198		404						950		1354				647		849		202

		2008/09		159		127		341						1140		1481				636		814		178

		2009/10		162		86		237						1330		1567				646		820		174

		2010/11		185		67		114						1520		1634				741		813		72

		2011/12		198		61		-15						1710		1695				794		812		18

		2012/13		216		60		-145						1900		1755				863		812		-51

		2013/14		238		60		-275						2090		1815				951		812		-139

		2014/15		268		60		-405						2280		1875				1070		812		-258

		2015/16		309		60		-535						2470		1935				1236		812		-424

		2016/17		371		60		-665						2660		1995				1485		812		-673

		2017/18		475		60		-795						2850		2055				1900		812		-1088

		2018/19		683		60		-925						3040		2115				2730		812		-1918

		2019/20		1305		60		-1055						3230		2175				5220		812		-4408

		2020/21				60		-1185						3420		2235
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Total only - high rss figure

		

				RSS Annual Requirement		Pendle Completions		Cumulative deviation from RSS Requirement						RSS Cum Req		Pendle Cum						Stock of permissions (assumes 92 approvals per year)

		2003/04		311		311		0						311		311

		2004/05		311		252		-59						622		563

		2005/06		311		325		-45						933		888						1131

		2006/07		311		268		-88						1244		1156				1244		955		-289

		2007/08		311		198		-201						1555		1354				1244		849		-395

		2008/09		311		127		-385						1866		1481				1244		814		-430

		2009/10		311		86		-610						2177		1567				1244		820		-424

		2010/11		311		67		-854						2488		1634				1244		813		-431

		2011/12		311		61		-1104						2799		1695				1244		812		-432

		2012/13		311		60		-1234						2989		1755				1244		812		-432

		2013/14		311		60		-1364						3179		1815				1244		812		-432

		2014/15		311		60		-1494						3369		1875				1244		812		-432

		2015/16		311		60		-1624						3559		1935				1244		812		-432

		2016/17		311		60		-1754						3749		1995				1244		812		-432

		2017/18		311		60		-1884						3939		2055				1244		812		-432

		2018/19		311		60		-2014						4129		2115				1244		812		-432

		2019/20		311		60		-2144						4319		2175				1244		812		-432

		2020/21				60		-2274						4509		2235





Total only - high rss figure
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