Respondent No.  531  (AGMA)

Matter No.   4A

Overall Housing Strategy


(i)  
 

Methodology

1. The methodology in RSS  to derive the scale and distribution of housing combines future housing demand with land supply information and the spatial strategy of the draft RSS
 

2. The combination of these three components in a clear and transparent manner is a sensible approach to deriving the scale and distribution of housing.  However, RSS does not indicate how these components were weighted or combined to reach the final figures, and there are significant weaknesses with the evidence base used.

3. The evidence on demand is NLP’s paper to the NWRA North West Household Growth Estimates Study (2005) (NWHGE)
.  This took as its starting point the future economic scenarios of future economic growth prepared by Regeneris for the review of the RES
.  AGMA accepts that all regional strategies should be underpinned by a consistent evidence base provided that the evidence base is appropriate for such application.  While the Regeneris model may be appropriate for RES, (although as set out in AGMA’s submission to Matter 1C we believe that it underplays the growth potential of the MCR, and it is noted that the NWDA has now moved to a different economic model) it was not intended for use to derive household  estimates.  
4. Although the housing allocation figures in the draft RSS are not derived directly from the economic scenarios, these have been taken into account through work done by Nathanial Lichfield & Partners in the NW Household Growth Estimates Study.  This has been done by taking the employment figures in each scenario and applying alternative economic activity rate assumptions to generate different estimates of the number of households that would be needed to generate the scenario level of employment at the assumed economic activity rate.  It is our understanding, however, that the economic scenarios are all based on the same population projections, and therefore themselves imply different economic activity rates underlying different employment projections.  It therefore seems inappropriate to generate different population assumptions by applying alternative economic activity rates to employment projections that themselves depend on a particular economic activity rate.  Essentially, it looks highly circular to take a given population figure and generate different employment projections by (amongst other things) applying different economic activity rates, but then to take those employment projections and apply another economic activity rate to generate a population projection different from that which was used at the start of the process.  
5. The NWRA approach recognises the need to improve on trend based demographic forecasts, but does not take account of the complex relationships between migration, economic growth and household formation.  The Assembly has not explained the implications for the region as a whole of the ‘pick and mix’ application of employment growth scenarios across different sub-regions. The economic scenarios and housing scenarios should be the same, but this is not the case, creating further inconsistency with the RSS.  The recently published paper addressing DCLG projections and migration does not clarify the situation.
 

6. From the information provided it is impossible to see how the impact of changing levels of international or inter-regional in-migration feeds into housing demand – these are outputs from the economic forecasts rather than inputs which can be varied on the basis of alternative demographic scenarios.  The Assembly’s paper on the implications of recent DCLG 2003-based household projections is equally unclear.

7. The supply component comprises three elements, Urban Potential Studies (UPS); Outstanding Planning Permissions (as at 31-03-04); and Housing Completions 2003/2004.

8. A number of authorities were unable to provide any UPS returns; others were only able to provide limited returns; and the figures for Oldham appear to differ from those supplied by the local authority.  Whilst it is recognised that the NWRA had to use the information available, this renders the supply component of very limited value, and it is unclear how these absences and inconsistencies have been addressed.

9. The data on outstanding planning permissions and housing completion rates is useful but dated, and circumstances in both the housing and general economy have changed considerably.  No explanation is offered on how this information has been combined with the UPS data to provide a picture of regional supply 

10. The absence of a clear, coherent spatial strategy in the RSS (see submission to Matter 2) makes it difficult to comprehend how district housing figures are derived from, or support, the spatial strategy. 
11. AGMA considers there is a need for an overall increase in housing provision across the region as recognition of the need to achieve a ‘step change’ to support economic growth, tackle affordability and increase the quality and choice of the regional housing offer.  Draft RSS plans for a lower level of household growth than the 2003 based household projections
 which are purely trend based and take no account of economic growth. This is a concern to AGMA. 
12. The spatial distribution of housing reflects the priorities for spatial distribution of economic growth in that it focuses the overwhelming majority of housing within the City Regions (88%).   As outlined in the AGMA submission to matter 2A however there is no prioritisation within draft RSS and regional regeneration priorities are not explicit.  Within the MCR section it is considered that the needs of the  two HMRAs are addressed adequately and that the housing distribution reflects the growth and regeneration priorities of the city region.

13. The spatial distribution of housing
   shows a significant concentration within the MCR, which is expected to provide almost half (48%) the region’s total housing provision, almost double that of the LCR and three times that of CLCR.  In comparison with RPG13, this focus has increased by 8% with every other sub-region showing a reduction. AGMA considers this appropriate reflecting the fact that MCR currently accommodates 47% of the population of the region and a significant proportion of the predicted employment growth. 

14. AGMA broadly supports the level of provision for the MCR (table 9.1) as adequate to meet its demographic, regeneration and sustainable growth requirements, however we are proposing slightly revised figures (set out in Appendix 1 Table 1). 
15. AGMA considers RSS should explicitly set out the respective role of places within the region.  The roles of the three City Regions are outlined in draft RSS (paras 2.3-2.6) but then not reflected in the policy framework (Policy RDF1), which treats all City Regions as equal.  The MCR requires investment and infrastructure to support the housing provision required by RSS, in order to make its full contribution to regional economic growth.  The current spatial framework does not make this explicit and is thus potentially harmful to the prospects of both the MCR and the region. 

(ii)

16. AGMA considers that RSS should be more flexible. While the reasoned justification to Policy L4 goes some way to recognising the need for flexibility, Policy L4 itself does not meet this need. 

17. Policy needs to take account of changing circumstances over time which can already be anticipated, for example the impact of action to tackle low demand. Policy L4 is unsatisfactory in this regard, using averages calculated over the full period 2003-21. Paragraph 9.20 recognises that some areas during some periods will not be expected to perform to this very long term average. To persist with the use of a single long term average in the Policy, and rely on the statement in paragraph 9.20 that deviations from it “will be compensated later” does not provide a sensible basis for the preparation of LDFs. 

18. Secondly, policy needs to be able to respond to changes (e.g. economic growth rates). Draft RSS does not make clear how this process of monitoring and review will take place. 

19. AGMA supports GONW’s view that more subtle mechanisms are required to allow the effective management of housing delivery. 

20. AGMA strongly supports the phasing of the housing provision figures in Table 9.1. Specifically, it believes that figures should be presented against three time bands, as has been done elsewhere. The length of these bands would depend upon the preferred start date for RSS. By way of illustration, AGMA has prepared figures for the 10 districts within AGMA, divided by three 5 year bands from April 2007. This allows a comparison and combination of the different trajectories proposed by districts, and  for inter- district collaboration on housing provision (termed “trading” by GONW) to achieve RSS policy objectives.  

21. Subdividing housing provision into shorter time bands allows shorter term ‘averages’ to be calculated. This enables planned, policy driven, changes which affect the ability to deliver additional housing in particular districts to be taken into account (for instance, tackling low demand; implementation of infrastructure e.g. Metrolink expansion). It will then be possible to carry out timely and well founded assessment of performance against these more realistic averages.  The East of England Plan Panel report concluded that ‘phasing and delivery are more important than overall housing numbers or the 20 year average in achieving a ‘step change’ in the availability of new housing’
. 
(v)
Draft PPS 3 sets out the role of RSS in guiding regional housing provision.  It indicates that RSS should: 

· Set the level of housing provision in the region 

· Identify sub regional Housing Market Areas (HMAs) 

· For each HMA express the level of provision as net additional dwellings.

· Set out the approach used to determine housing provision in each HMA, reflecting market conditions and any arrangements for managing the release of land.

· Set the region’s brownfield target.

· Set the region’s density target and/or range.

· Show where appropriate the region’s approach to meeting affordable housing needs. 

21.    Draft RSS clearly sets the level of provision for the region over the    next 15-20 years as the period for the strategy runs from 2003-2021.  In determining this level of provision draft PPS 3 adds that factors to consider include:

· Affordability;

· Household projections and the needs of the regional economy (having regard to economic growth forecasts)

· HMAs

· HLAAs

· environmental, social and economic implications of development; and 

· the impact of development upon existing or planned infrastructure.

22.    It is acknowledged that the timing of draft PPS 3 may have prevented the Assembly from taking its requirements fully on board.  AGMA’s alternative approach using the GMFM is based on emerging good practice including DCLG guidance on Housing Market Assessment.  

22. As acknowledged in the TA there are no HMAs within the RSS, just clusters of districts.9  Authorities are grouped together, on a basis which owes much to proximity but does not incorporate any analysis of economic or demographic linkages, or, as acknowledged, represent functional HMAs.  There are also clear anomalies - Warrington has the characteristics of South MCR / NE Cheshire, despite being in Mid Mersey.  

23.   AGMA has commissioned work to define the extent of HMAs within the MCR using the same methodology employed by GONW in their regional work on HMAs. AGMA is committed to working with other partners (GONW, NWRA) to develop this further, balancing the need for certainty in developing LDF’s against making effective use of land, and ensuring that sustainable locations across the city region are prioritised.
24.    Draft RSS refers to the need for local authorities to release land in phases.  However, draft PPS 3 states that the release of land should be managed through arrangements between authorities within the HMA.  AGMA believes there is merit in the concept of inter-district trading of housing provision within functional Housing Market Areas (HMAs) in order to achieve planning objectives (e.g. increasing the population of the Inner Area of the MCR or   achieving PDL targets).

25. Draft PPS3 states that where appropriate RSS should set the region’s approach to affordability and a target.  Whilst L5 does provide a broad approach for plans and strategies, it does not set a target.  AGMA welcomes this approach, considering it more appropriate for affordable housing targets to be set at a local level.

Appendix 1

AGMA proposed replacement housing figures.

Table 1.

	
	District housing figures
	Draft RSS Housing Allocations

	Bolton
	650
	511

	Bury
	500
	600

	Manchester
	3500
	3500

	Oldham
	330
	400

	Rochdale
	400
	400

	Salford
	1600
	1600

	Stockport
	450
	450

	Tameside
	750
	750

	Trafford
	675
	430

	Wigan
	1050
	900

	Greater Manchester
	9905
	9541

	Congleton
	500
	300

	Macclesfield
	300
	400

	Vale Royal
	500
	500

	Warrington
	380
	380

	High Peak
	275
	275

	Manchester 

City Region
	11860
	11396


� (paragraph 4.45 RSS Technical Appendix January 2006).


� North West Housing Growth Estimates Study 2005


� ECO15


� Household Projections and Migration - NLP August 2006


�  Impact of DCLG 2003 Household Projections on Household Growth Estimates Study Sept 2006.


�  HOU 22


� RSS TA table  4.16


� OREG 4 (para 7.20)


9 RSS TA para 4.75
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