Pendle – Submitted RSS Figures and Affordable Housing Need

The housing requirement for Pendle in the submitted RSS is 3,420.  Pendle Borough Council have already made representations on this figure and requested a higher figure.
Since these representations were made the Council has completed an Affordable Housing Needs Assessment.  This concludes that there is an annual requirement of 223 affordable units across the District for the next 5 years.  The findings of this study serve to reinforce the Pendle argument and demonstrate that the current figure would represent a disastrous housing position for the Borough if the submitted RSS figures go unchanged.  In particular, the affordability evidence would demonstrate a need to continue the current moratorium on general market housing for a significantly long period of time (the problems with this approach have previously been highlighted by the Council) but this same affordability issue will also make it all but impossible to actually bring to fruition the affordable units required.  This is demonstrated below.
	Regional Spatial Strategy Requirement (Draft) 2003-2021
	3,420

	Dwellings completed 2003-2006
	-888

	Number of dwellings to be provided for 2006-2021
	2,532

	Expected completions (2006-2021) from stock and exceptions

	-1,347

	Affordable units shortfall (2006-2011)
	-1,115

	Total additional requirement to 2021 (15 years)
	70*


*This does not take account of an affordable housing need beyond 2011.

Using the submitted draft RSS housing figures, accounting for the required affordable housing units (2006-2011) results in a requirement of only 70 units of additional market housing over the entire RSS period.  However, this model does not address the affordable housing needs beyond 2011, which are likely to reduce the 70 market housing requirement furthermore.
Based on the above model, 94% of new housing permissions must be affordable units.  This is based upon an even spread of the affordable units over the remaining 15 year period of the RSS (2006 – 2021). If the entire affordable provision is brought forward over a shorter time frame, say 5 years, then 100% affordable units would be required and in addition this would lead to a serious front-loading of completions within the RSS period.

With the requirement for this additional 1,115 units of housing (affordable), and the current stock of completions and expected exception approvals, the moratorium will have to remain in place until 2019/20 (Graph 1), regardless of how long a period the affordable units are spread over.  
[image: image1.emf]Graph 1 - Housing trajectory - Draft RSS (5 year affordable units spread)
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Furthermore a requirement for almost 100% affordable units will do little to deliver these affordable units where needed.  Pendle Borough Council have been operating a housing restriction policy since October 2004, a key exception to the current moratorium, is the delivery of affordable housing.  This exception requires 100% affordable housing schemes, to-date no schemes have come forward.  It is very difficult to proceed with a 100% affordable housing requirement.  In reality most developments require an element of market housing to lever in the affordable units.  Furthermore a policy which requires only 100% affordable housing will serve to dilute any strategy of mixed communities and instead it will seek to create a proliferation of single tenure developments.
Pendle Borough Council have sought an increase in the RSS housing requirement for the Borough, requesting a figure of 5,500 (which was the figure originally put forward by the NWRA as the compromise position).

Using the Pendle requested RSS housing figure, a requirement of 2,257 units of additional market housing are required over the entire RSS period.

	Regional Spatial Strategy Requirement (Draft) 2003-2021
	5,500

	Dwellings completed 2003-2006
	-888

	Number of dwellings to be provided for 2006-2021
	4,612

	Expected completions (2006-2021) from stock and exceptions
	-1,347

	Affordable units shortfall (2006-2011)
	-1,115

	Total additional requirement to 2021 (15 years)
	2,150


Therefore to deliver the affordable units identified in the Housing Needs Assessment, 34% of new housing permissions must be affordable units, and this is based upon an even spread of the affordable units over the remaining 15 year period of the RSS. If the entire affordable provision is brought forward over a 5 year period then 100% affordable units would be required; or if brought forward over a 10 year period then 51% would be required.   Although still an onerous affordable requirement, the deliverability of affordable units can be secured through applying an appropriate percentage requirement to all new housing proposals.  This will assist in both removing the moratorium, allowing for general market housing,  whilst at the same time enabling the development of affordable units as a realistic percentage of all new developments.  This is in line with Draft PPS3 which requires LDFs to seek affordable housing provision on all housing sites of 15 or more units.
With the requested RSS figure, the moratorium situation would change depending upon delivery of the 1,115 affordable units. If all were provided in the next 5 years the moratorium would have to remain in effect until 2011/12 (Graph 2). However if the affordable units were spread over a 10 year period, a small surplus will exist for 2006/07 and 2007/08 (approx 50 units) (Graph 3).  If spread over a 15 year period the moratorium could be lifted immediately (Graph 4)
[image: image2.emf]Graph 2 - Housing trajectory - Pendle requested RSS (5 year affordable 

units spread)
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[image: image3.emf]Graph 3 - Housing Trajectory - Pendle Requested RSS (10 year 

affordable units spread)
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Graph 4 - Housing trajectory - Pendle requested RSS (15 year 

affordable units spread)
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� Analysis of 5 years worth of planning permissions in Pendle has been undertaken to illustrate the average % of completions coming forward for each of the 5 years after permission was granted.  These are applied to the current stock of permissions to estimate the future completions rate.  In addition, following the first full year of the moratorium, the figure for the number of ‘exception’ dwellings granted in the 2005/06 period is assumed to continue in subsequent years and the % completion rates are applied to these also.





