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Summary:-

The introduction of the Interim Housing Statement was intended to reduce the housing supply in the rural area by introducing a more restrictive planning policy regime for housing.  However, the number of dwellings granted in the rural area has now exceeded the annual target required by the Cumbria and Lake District Joint Structure Plan 2001 to 2016, which is reflected in Policy H15 of the Deposit Draft of the Carlisle District Local Plan 2001 - 2016. 

Recommendation:-

It is recommended that a moratorium on new rural housing permission be imposed from the 17 July 2004 as detailed in paragraph 3.7 of the Report, the position is reviewed on an annual basis and the Executive are informed of the decision.

A Eales

Head Of Planning Services

Contact Officer:
Alan Eales 
Ext:
7170

To the Chairman and Members of the 






 P.36/04
Development Control Committee

1.0
Introduction

1.1
Members will be aware from the consideration of Report EN.125/02 ‘Interim Housing Policy Statement’ and Report P.68/03 ‘Interim Housing Statement Update’ that the City Council has faced increasing pressure for housing development in the rural area.  This increase has resulted in too many permissions for housing developments being granted in accordance with Policy H5 of the current Carlisle District Local Plan.  

1.2
The Interim Housing Policy Statements have provided additional guidance on which to base recommendations in respect of housing development in the rural area.  Despite these changes, which have been upheld by Planning Inspectors on appeal, the number of planning permissions approved in April, May and June of this year has already exceeded the Structure Plan Target for the whole year.

2.0
Cumbria and Lake District Joint Structure Plan 2001 to 2016 Proposed Changes June 2004

2.1 Policy H17 ‘Scale of Housing Provision’ of the above structure plan establishes the number of planning permissions that should be granted within both the City of Carlisle and the Carlisle area of North Cumbria, which equates to our rural area.  This is based on Policy UR7 of Regional Planning Guidance.  The proposed changes document suggests a reduction in the granting of annual dwellings from 65 to 60 in the rural area in the period 2002 to 2006.  Between 2006 to 2016 this increases to 65 dwellings per year.  Therefore from 1 April 2002 and 31 March 2004 some 120 dwellings should have been given permission.

2.2 This Structure Plan Policy is reflected in Policy H15 of the Carlisle District Local Plan 2001 – 2016, which was placed on Deposit on the 5 July 2004.  It is important that decisions on planning applications for residential development reflect the changing policy advice emerging from the Structure Plan and do not prejudice the implementation of either the emerging Structure plan or the review of the District Plan.
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3.0
Housing Completion Dates in the Rural Area

3.1
Between April 2002 to 31 March 2004, 294 dwellings were permitted in the rural area and therefore exceeding the requirement of 120 by 174.

3.2
Between the 1 April 2004 and the 30 June 2004 a further 66 dwellings have been granted permission, which exceeds the annual requirement for 2004/05.
3.3
Although Policy H17 of the Structure Plan allows for the annual target to be averaged over the period of 2002 to 2006 the Council has already permitted 360 dwellings, which exceeds this requirement by 120.

3.4
Policy H19 ‘Affordable Housing Outside the Lake District National Park of the Cumbria and Lake District Joint Structure Plan’ states that “where, outside the National Park, surveys demonstrate clear and up to date evidence of a lack of affordable housing the annual housing requirement outlined in Policy H17 should be used to address this need.  However, small sites in rural areas that would not otherwise be considered for housing may be released for affordable housing as an exception to normal Planning Policy.”  Therefore with the exception of such exceptional sites affordable housing will count against the targets established in Policy H17.

3.5
The requirement for agricultural workers dwellings is not separately identified within any of the Housing Policies in the Structure Plan.  Therefore it is considered that these should also be an exception and not counted against the targets in Policy H17.  Furthermore applications for live work accommodation in accordance with Policy EC12 of the deposit version of the District Local Plan will also not count against the housing targets in Policy H17 of the Structure Plan as they assist in the diversification of the rural economy.

3.6 The number of permissions already approved, however, indicates that the City Council has already exceeded its housing target to 2006 and it is now necessary to consider what action should be taken.  It is clear from discussions with the Government Office North West and experience in neighbouring Districts where their housing targets have already been exceeded to a greater degree than Carlisle, that the Government Office has considered taking over responsibility for planning matters from those Councils.
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3.7 
In the light of this information it is considered that no new housing permissions should be granted following the Development Control Committee on 16 July 2004. The moratorium will apply to all new housing development including conversions and the renewal of lapsed planning permissions, which result in the addition of new dwelling units.  

3.8 The moratorium will not include affordable housing on rural exception sites, dwellings meeting an agricultural or forestry need and reserved matters applications as the outline planning permission is already included in the permissions granted.

4.0
Housing Targets in the Urban Area

4.1
Policy H17 of the Cumbria and Lake District Joint Structure Plan also establishes housing targets for the urban area of Carlisle, which are 220 per annum from 

2002 to 2006 increasing to 250 per annum between 2006 and 2016.  These targets are net figures and therefore the 540 houses demolished in Raffles have to be added to the figures.  It is suggested that this represents an additional annual figure of 40 dwellings over the period 2002 to 2016, increasing the annual target to 260 between 2002 and 2006 and to 290 for the remainder of the Plan Period to 2016.

4.2
Between 1 April 2002 and 31 March 2004, 427 houses have been granted permission in the urban area of Carlisle.  From 1 April 2004 to 30 June 2004 a further 205 dwellings have been granted permission.

4.3
Therefore planning permissions within the urban area of Carlisle have not exceeded the target for the period between the 1 April 2002 to 31 March 2004.  The number of permissions granted since April 2004 would suggest that it is possible that the target for the urban area of Carlisle could be exceeded this year.

4.4
As it is an annual average over the 4 year period to 2006 it is not considered necessary to impose a moratorium on the granting of permissions in the urban area.
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4.5
However, as the Carlisle District Local Plan Review identifies additional housing sites on both greenfield and brownfield land it is anticipated that there will be an influx of planning applications for the development of these sites as they become available through the local plan process.  A situation could therefore develop where housing allocations that are expected to provide residential development to 2016 will come forward at the start of the plan period.  It is therefore considered necessary to introduce phasing conditions on all new planning permissions for residential development to ensure the housing supply remains relatively constant throughout the plan period.   This can either be done through condition or Section 106 Agreements. Some developments involving the conversion of buildings such as Shaddon Mill such a condition may not be appropriate.

5.0
Recommendation

5.1
It is recommended that a moratorium on new rural housing permission be imposed from the 17 July 2004 as detailed in paragraph 3.7 of the Report, the position is reviewed on an annual basis and the Executive are informed of the decision.

Alan Eales

Head of Planning Services

Contact Officer:
Alan Eales
Ext:
7170
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