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Title:
INTERIM HOUSING STATEMENT - UPDATE

Report of:
Head of Planning Services

Report reference:
P.68/03

Summary:

This report sets out a revised Interim Housing Statement.  It also provides Members with an update on the implementation of the current Interim Housing Statement.  Council previously approved this for use by Development Control Officers in order to take into account revised national and regional Planning Policy Guidance and reduce the number of residential permissions.

Recommendations:

It is recommended that Executive approve the Interim Housing Statement – Update November 2003 for use as additional guidance for Development Control Officers.

Alan Eales

Head of Planning Services

Contact Officer:
Christopher Hardman
Ext:
 7190
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1.0
BACKGROUND INFORMATION AND OPTIONS

1.1
Report EN.059/02 on the 14th June 2002 raised concerns over the numbers of new houses being built in the countryside.  The report suggested that interim guidance should be produced in order to reduce the flow of rural housing receiving permission and increase the rate of urban development in accordance with Government guidance set out in PPG3.  In November 2002 an Interim Housing Statement was approved by Executive for use by Development Control Officers.

1.2
The need to produce additional guidance after the publication of PPG3 and RPG13 Regional Planning Guidance for the North West has been taken up by several local authorities in the region in order to deal with the supply of housing. This includes a moratorium on all new housing applications in some authorities.  Any guidance produced can only explain the Policy position in relation to the changing national, regional and strategic planning framework taking into account material considerations.  It is not possible to adopt such guidance as Supplementary Planning Guidance as there is no direct Local Plan Policy to link the guidance as this makes changes to the Council’s existing Policies.  Officers have therefore taken this approach in producing an Interim Housing Statement.

2.0
UPDATE ON HhOUSING NUMBERS

2.1
The table below sets out the rate of housing development over the Plan period based on the position at 31st March 2003.

Total
Urban
Rural


Structure Plan allocation 1991-2006
6000




Local Plan Provision 1991-2006
6858
4801
2057


Completions 1991-2003
4785
3057
1728

Residual requirement 2003-6
2073
1744
 329
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2.2
Planning applications already given consent will feature in the future rate and location of development.  In order to achieve a complete picture of the pattern of development, the table below takes these into account.

Total
Urban
Rural


Total with Planning permission
1715
1180
535


Completions  1991-2003
4785
3057
1728

Projected total for Plan period
5981
3821
2160

(estimate up to 2006)


Local Plan Provision
6858
4801
2057

The above tables illustrate the number of permissions granted in the rural area over the Local Plan provision.

3.0
IMPLEMENTATION OF THE INTERIM HOUSING STATEMENT

3.1
Since approval by Executive, Officers have been providing advice and considering applications on the basis of the statement.  Members will have noticed a number of Committee reports, which take into account the Interim Housing Statement when considering a planning application.   Officers also offer advice on pre-application enquiries based on the Interim Statement. 

3.2
A number of appeals have been made against refusal of permission for housing since publication of the Interim Housing Statement.  Inspectors have referred to the Statement and have recognised its consistency with the interpretation of PPG3.

3.3
There are, however, a number of applications where the Policy position is not as clear as it could be and ambiguity in interpretation has caused potential inconsistencies which has required further clarification.  Examples include where a listed building or farm diversification is involved.  
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3.4
Since publication of the Interim Housing Statement in November 2002 the Cumbria County Council and Lake District National Park Joint Structure Plan has been placed on deposit.  The Structure Plan sets out the rate of development for each district.  The rate of development proposed for Carlisle is 315 dwellings per annum, 65 of which will be in the rural area.  This is based on a permissions granted approach with the intention that the number of permissions granted each year is monitored and the reduction in the number of permissions granted will eventually lead to a reduction in the rate of development.  The current rate of development is around 400 units per year (214 completions April-Sept 2003).

3.5
In monitoring the rate of permissions the following situation has occurred in the 6 months April-September 2003.

Urban
Rural
Total

Sites of 5 dwellings and over

121
25
146


Sites of under 5 dwellings


1
35
36

Total





122
60
172

3.6
As can be seen from the number of permissions already granted this year there is still a continuing trend of permissions granted within the rural area.  There are a number of applications for brownfield sites within the urban area which will be going  to Development Control Committee, increasing the urban emphasis.  However, it is obvious that the number of permissions in the rural area will exceed the Structure Plan level of 65 permissions.  

3.7
In order to comply with both Regional Planning Guidance and the Joint Structure Plan in the context of PPG3 it is clear that a more sustainable approach to development is required.  The first test of any development proposals should, therefore, be the sustainable location of that development.  There may, however, be valid reasons for development in other areas such as meeting a specific need, e.g. a farm holding.  The update to the Interim Housing Statement attached at Appendix 1 deals specifically with rural housing and is to read in conjunction with the Interim Housing Statement produced in November 2002.
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4.0
LOCAL PLAN REVIEW

4.1
The Local Plan is currently being reviewed and Policies in the Plan will take on board the Interim Guidance being produced.  When consulting in 2002 on potential changes to Housing Policy H5 a number of points were raised about the way the Policy may be adapted in the relationship between villages and their catchment.  This is being considered in the review but is a marked change from existing Policy and does not have direct mention in Regional Planning Guidance or the Structure Plan.  It is not appropriate to consider this through an Interim Statement, which considers the interpretation of existing Policies.

5.0
DEVELOPMENT CONTROL COMMITTEE

5.1
Members of Development Control Committee considered this report on the 21st November 2003.  The Committee resolved to forward the Interim Housing Statement to Executive, subject to the inclusion of Thurstonfield in the first list of settlements.

5.2
Officers received a letter from Ward Hadaway Solicitors which was reported to Development Control Committee, albeit received on the morning of the Committee.  The letter requested that consultation take place before this statement is used.  Officers undertook preliminary research on Housing Policy H5 to which this relates and received mixed responses to the development of a new Policy.  

5.3
Officers are aware of the fact that lack of consultation means that less weight can be attached to the statement.  Advice, however, from Government Office North West indicated the Council could not change Policy through the preparation of Supplementary Planning Guidance which would be the subject of consultation.  It is accepted that the Interim Housing Statement carries limited weight in planning appeals. However, in a recent Inquiry at Crosby Moor the inspector gave it some weight, as it was guidance on how to interpret Local Plan Policy in light of Planning Policy Guidance Note 3 Housing and Regional Planning Guidance (RPG13).
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5.4
Further consideration is given to this in the review of the Local Plan, which will come forward with a new Policy.  This process is seen as an interim measure to guide the interpretation of existing Policy where material considerations come into effect.  No consultation is therefore proposed.

5.5
As a point of clarification it has been requested that the date of implementation of this guidance be clarified.  As Council finally approves Policy under the current administrative processes, it is intended that any application registered after the Council meeting on the 13th January 2004 will be the subject of this guidance.  Pre-application advice is already following this guidance as a material consideration.

6.0
CONSULTATION

6.1
Consultation to Date


Initial consultation was undertaken on Housing Policy H5 to which this relates.  No further consultation has been undertaken.

6.2
Consultation Proposed


None is proposed as there is not an intention to produce formal Supplementary Planning Guidance (SPG).  The guidance produced will establish how the material consideration of RPG and Structure Plan will be dealt with as an interim measure until the Local Plan is reviewed in the context of rural housing.
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7.0
Infrastructure Overview and Scrutiny

7.1
Members of Infrastructure Overview and Scrutiny Committee considered this report at its meeting on the 4 December 2003 and made the following observations:

· that Cargo should be moved from the list of settlements considered appropriate for minor infill development of one or two dwellings to the list considered as sustainable locations for residential development.  This was requested in light of recent permission being granted on the allocated housing site east of the village; and

· bearing in mind previous development history, why were Blackwell and Durdar included in the list appropriate for minor infill development?  There are a number of developments where infilling of more than one or two dwellings could occur in between existing developments.


These two issues should be considered by Executive in coming to their determination.

8.0
RECOMMENDATION

8.1
It is recommended that Executive approve the Interim Housing Statement – Update November 2003 for use as additional guidance for Development Control Officers.

9.0
REASONS FOR RECOMMENDATIONS

9.1
In order to manage the supply of new housing in the district and provide a more sustainable pattern of development.
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10.0
IMPLICATIONS

· Staffing/Resources – The work is undertaken with existing resources.

· Financial – None.

· Legal – Under Planning Policy Guidance the Planning Service has a duty to manage the supply of housing and take account of material consideration in determining applications.  RPG13 and the Structure Plan are material consideration that must be taken into account.

· Corporate – None.

· Risk Management – Continuing levels of rural development will lead to stronger policies at a later date, possibly leading to a moratorium on rural housing unless measures are taken to encourage more sustainable patterns of development.  National and regional projected levels of development envisage a reduction in Cumbria which is unlikely to be changed.

· Equality Issues – None.

· Environmental – The revised guidance is intended to reduce the level of sporadic development and concentrate on more sustainable patterns of development.

· Crime and Disorder – None.

· Impact on Customers –This will impact on applicants in the Development Control process by removing the potential for some rural housing.  This is done to consider the wider national and regional patterns of development in the interests of greater environmental benefit.

Alan Eales

Head of Planning Services

Contact Officer:
Christopher Hardman
Ext:
 7190

APPENDIX 1

INTERIM HOUSING STATEMENT – UPDATE

NOVEMBER 2003

RURAL HOUSING

Any planning applications for housing within the rural area of Carlisle District will be considered against the sustainable development strategies promoted in PPG3, RPG13 Regional Planning Guidance and the Cumbria and Lake District Joint Structure Plan 2001-2016 Deposit Plan May 2003.

In considering this strategy/policy background the following settlements from the adopted Carlisle District Local Plan Policy’s H2 and H5 will be considered as sustainable locations for residential development.  These settlements have been selected due to the level of service which includes a minimum of a shop or school.  Although these may be sustainable locations, it does not necessarily mean that all settlements will have sites suitable for development.  The criteria in Housing Policy H5 and the Council’s Countryside Design Summary will be applied to any development proposals.

Blackford
Brampton
Burgh-by-Sands

Castle Carrock
Cummersdale
Cumwhinton

Dalston
Gilsland
Great Corby

Great Orton
Hallbankgate
Hayton

Heads Nook
Houghton
Irthington

Lanercost
Longtown
Low Crosby

Raughtonhead
Rockcliffe
Scotby

Smithfield
Thurstonfield
Warwick Bridge

Wetheral
Wreay


Applications for significant numbers of units will only be considered in the above settlements taking account of paragraphs 69-71 in PPG3 Housing.  In determining whether an application is significant, Officers will have regard to the existing size of the settlement.  Where significant numbers of units are given permission the consent will be phased in order to ensure that Structure Plan permission rates are not exceeded.

The following settlements that have a minimal level of service provision are considered appropriate for minor infill development of one or two dwellings:

Blackwell
Cardewlees
Cargo

Carleton
Cotehill
Cumwhitton

Durdar
Faugh
Harker

Hethersgill
How Mill
Laversdale

Low Row
Monkhill
Moorhouse

Talkin
Todhills
Walton

Warwick-on-Eden




Outside of the settlements listed in the two sections above one of the following circumstances must apply before applications will be considered for residential development:

· The application is for an agricultural/forestry worker (Housing Policy H6, PPG7 applies).

· Where the application is to convert an existing barn it may only be acceptable where the barn is located in one of the settlements listed above and employment use is not suitable.  Outside the settlements consideration will be given to employment/tourism use.  Proposals for combined live/work units may be acceptable to help support the rural economy.  Consideration will include the ability to sustain the work element to avoid future conversion to residential use (Housing Policy H12, Employment Policy EM11 apply).

· Where the application affects a listed building, the proposal is necessary to prevent a listed building falling into disrepair and no alternative use is viable for the building.  Development proposals must be consistent with protecting the character of the listed building (Environment Policy’s E34-36 apply).

· Where the application is within a conservation area the proposals must improve sites which are detrimental to a conservation area and their development provide enhancement of the conservation area (Environment Policy E44 applies).

· The application satisfies a specific local need (usually identified by a housing needs survey) that requires development to be in that location.

· To ensure consistency across the rural area Housing Policy H7 will no longer be applicable except where proposals are evidenced by local need to support residential development.

Other Policies in the Local Plan will apply dependent upon the proposed development.
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