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Foreword
Carlisle is a bustling, modern, regional centre, proud of its rich heritage. It is the place to be in the north for culture, the great outdoors, retail therapy, sports and study – a dynamic city surrounded by acres of beautiful parkland. 

Carlisle is proud of its history; its 900 year old castle, cathedral dating back to 1122, and the nearby World Heritage site of Hadrian’s Wall. Tullie House Museum and Art Gallery portrays its turbulent history as a Border city and in contrast, also displays work of the country’s best contemporary artists. 

The city boasts a range of sports and leisure facilities; golf, bird watching, horse racing and water sports. Carlisle offers a diverse and dynamic mix of evening entertainment; nightclubs, bars, restaurants and some of the region’s top live music venues ranging from rock through to jazz to classical and opera. 

Opportunities for Carlisle include continuing to develop its regional status, its infrastructure, and to achieve “Learning City” status, to promote Carlisle as the cultural capital for Cumbria and to develop tourism, especially in the business and conference market.

The Housing Strategy for Carlisle for the next five years is for the community of Carlisle and has been produced in collaboration with those with a stake in improving housing and the general well being of local communities. 

There are particular challenges for us in Carlisle; average house prices have doubled in the past two years; the choice of social housing is diminishing as people exercise their right to buy; planning constraints are severely limiting new developments, particularly in rural areas; and homelessness and the demand for supported housing services have increased significantly.

Housing should not be regarded as a “bricks and mortar” problem; the significant, wider implications for the well being and growth of local communities should be recognised. Partners charged with improving health, reducing crime, increasing educational attainment, planning for a “better place,” and improving economic activity and performance, will work with the council to deliver the Housing Strategy for Carlisle.

Mike Mitchelson




Maggie Mooney

Leader of the Council 




Acting Town Clerk & Chief Executive

Feedback on our strategy is welcomed; please let us know your opinion and any suggestions on how it may be improved in the future by writing to:


Kamla Pattni, Housing Services Strategy Officer

Environmental Protection Services

Carlisle City Council

Civic Centre

Carlisle

Cumbria, CA3 8BR

OR

Tel 01228 817323

OR

Email kamlap@carlisle.gov.uk.  

Details of how to obtain further copies of the strategy and its availability in other languages, large print, tape and Braille can be found on the following page.
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Introduction 

Welcome to the Housing Strategy for Carlisle, 2005-2010 that sets out the priorities for improving housing choices in our urban and rural communities over the next 5 years. 

Carlisle’s joint Community Strategy with neighbouring council, Eden, aims to “support the development and maintenance of decent, affordable housing, and related services, that meets the needs of local people and supports economic and community development.”

Carlisle City Council has a Vision to “ensure a high quality of life for all in both our urban and rural communities.”

The role of housing in delivering this Vision is acknowledged and is illustrated by our corporate priority to “improve local housing, health and well-being.”

The council and its many partners are committed to working together to improve the housing offer in the Carlisle area to provide a better quality of life for people who live here or wish to do so in the future.

Signed by members of Local Strategic Partnership

Executive Summary 
The Housing Strategy for Carlisle considers the national and local priorities and aspirations for the role of housing within local communities. The Government, through its policy framework for housing is striving to “ensure everyone has the opportunity of a decent home …to promote social cohesion, well-being and self dependence.” The Sustainable Communities plan continues the theme “…to take us towards successful, thriving and inclusive communities, urban and rural, across England.”

Housing, and the contribution it can and should make to social, economic and environmental well-being of communities was recognised following extensive consultation throughout Carlisle and Eden with local people and with agencies in the public, private and voluntary sectors with a stake in housing.

Locally, the Carlisle and Eden Local Strategic Partnership sets out its aspirations in its joint Community Plan, A Vision for the Future. The role of housing features strongly in its aim to “ensure a high quality of life for all in our urban and rural communities.”

A number of priorities have been identified that will not only improve housing services within Carlisle but will also maximise the role housing can have in making people feel safe and secure, improving their general health and well-being, providing environments that are conducive to learning, protecting the environment and increasing and sustaining jobs in the local economy.

In order to achieve this, our priorities have been identified as:

· Supporting homeless and other vulnerable people,

· Decent homes including empty properties and,

· Affordability and balancing the housing market

Supporting Homeless and Other Vulnerable People

The number of homeless people in Carlisle has been rising steadily since 2001 and from 2003 rose significantly, particularly among young people. Main reasons for homelessness were:

· Loss of privately rented accommodation

· Young people having to leave home

· Violent breakdown of relationships 

There is a supply of temporary accommodation in the area but some of it is no longer suitable for today’s changing needs. A lack of suitable, onward accommodation is leading to “hostel blocking” and vulnerable people spending too long in housing inadequate for their needs. There is a chronic shortage of temporary and long term supported accommodation for people with mental health and associated problems (mainly drug and alcohol abuse) and dangerous offenders.

For the first time in April 2004, the council had to use bed and breakfast accommodation to house homeless people, totally unsatisfactory for those concerned and an expensive option for the council and local taxpayers.

The Supporting People programme, administered by Cumbria County Council, already has a deficit budget and is facing further cuts following a national review. This will put further pressure on what are already stretched, housing related services for vulnerable people.

23% of Carlisle’s households live in fuel poverty.  This is higher than the Cumbrian average of 22.6% and the national average of 21%
.

Key partners that will help to achieve the right quality homes for local people include the home improvement agency, Anchor, Staying Put, and the Cumbria wide ICE programme
 that has already secured £3million over the next 2 years. 

Priorities for action to support homeless and other vulnerable people are to:

· Work in partnership to prevent homelessness

· Provide adequate supported housing services

· Improve the condition of homes occupied by vulnerable people so they may remain and be cared for in their own homes

Decent Homes including Empty Properties

There are around 1900 empty properties in Carlisle that are privately owned and 2300 occupied by vulnerable people that do not reach the Government’s Decent Homes Standard
. Additionally, around 60% of homes in the social, rented sector in Carlisle are unfit.

Empty properties are a blight on local communities and may increase crime and fear of crime. With our partners we shall work with owners of these properties to bring them back into use to increase the number and quality of homes available to buy and to rent. During 2003 –2004, 8.4% of empty properties were brought back into use, exceeding the council’s target of 4.5%.

In December 2002, the council transferred its housing stock to Carlisle Housing Association, generating substantial funds for investment in housing and local communities. The Association has in place a number of Neighbourhood Plans that will ensure its homes meet the Government target of 100% of homes in the social, rented sector to reach the Decent Homes Standard by 2010.

Priorities for action to ensure decent homes are to:

· Promote and support investment in all housing tenures to achieve the Government’s targets for Decent Homes

· Provide funding for disabled facilities so people with disabilities may remain in their own homes

· Secure funding to improve energy efficiency of vulnerable households

Affordability and Balancing the Housing Market

The quality of housing and its affordability to local people and to those who wish to move to Carlisle to work and to study, are important elements in building and sustaining communities. House prices in Carlisle have increased significantly, 94% since 2002
 while local wage levels have remained below average; £373 gross weekly wage compared with £437 north west average and £475 nationally.

Planning restrictions severely constrain new development; a moratorium was placed on any further planning permissions in the rural area, summer 2004
. To protect the environment and to regenerate and sustain existing communities, emphasis for development is rightly on brownfield sites, i.e. those that have previously been developed. We shall maximise the planning powers available to us, and in collaboration with private sector house builders, secure affordable housing within new developments or equivalent, “commuted” sums to develop affordable housing elsewhere.

The Carlisle City Vision Partnership is committed to achieving Learning City status for Carlisle while the higher education providers are striving to attract greater numbers of students, including from overseas. This should help to address lower than average rates of pupils staying on in full-time education, post 16 in Carlisle, but has led to an increase in the buy to let market as investors buy homes traditionally purchased by first time buyers. 

To reduce the pressure within the first time buyer market, and to develop the city’s infrastructure to cater for rising numbers of young people coming to Carlisle to study, an increasing requirement for purpose built, student accommodation is likely.

Priorities for action to enable affordable homes and to help balance the housing market are to:

· Increase the numbers of affordable homes available through the planning system

· Identify a suitable site for purpose built, student accommodation

· Produce and maintain a robust database of evidence on housing need that informs future decision making

· Continue to develop innovative ways in which to support and balance the housing market

The Strategy document gives the reader more detail about all of the issues outlined above. The action plan, appendix 1, is explicit about how the relevant agencies will work together to take practical steps towards improving quality of life for local people through providing a tailored, good quality housing service.

Information about how progress will be monitored is also contained in the action plan with further details in appendix 2, Risk Assessment.

1. Background 
When developing the Housing Strategy for Carlisle, consideration was given to existing national, regional and local priorities for housing and their broader role of improving well being. The Housing Strategy had to fit within, and support, the existing, established framework, illustrated in Figure 1.

Sustainable Communities plan

National housing policy statement

National planning guidance

Our Healthier Nation – a national public health strategy

National Crime Reduction strategy

The UK Fuel Poverty strategy
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Housing Strategy for Carlisle

Figure 1: How national, regional, sub-regional & local strategies fit together

A quality environment, which includes affordable and available housing of the appropriate standard, is fundamental to quality of life and a vital element of promoting sustainable communities, inclusion and equality. 

Carlisle City Council and its partners have responded positively to this framework when developing a Housing Strategy for Carlisle. The role of housing in promoting well-being of local people and communities, including improving physical and mental health, increasing feelings of safety, improving educational attainment and generating economic activity has been considered. We have identified a number of priority areas where housing will support national and community objectives to improve the social, economic and environmental well being of Carlisle.


2. National Priorities

A national policy framework is in place to help us to deliver the Government’s Sustainable Communities objective, “ to take us towards successful, thriving and inclusive communities, urban and rural, across England.”

Saving lives – Our Healthier Nation, 1999


This plan recognises the role that health improvement has in assisting the regeneration of communities, providing community leadership and engaging local people.  It addresses inequalities that are at the heart of social, economic and environmental determinants of health and analyses these health inequalities.


Urban Renaissance, 2000

Central Government has empowered local councils to tackle issues of low demand housing areas to ensure that no one should be seriously disadvantaged by where they live.  Work will be targeted in specific neighbourhood areas however, low demand and abandonment, although they are present in some areas of Carlisle, are not priority issues for us. Generally, the housing market is buoyant, with prices of properties doubling in the past two years.

The Way Forward for Housing, quality & choice – a decent home for all, 2000

This strategy outlines the Government’s priority to ensure that everyone, regardless of their circumstances, should have the opportunity to live in a decent home.  It includes measures for raising standards in private sector housing, increasing the number of affordable homes, provides protection for homeless people and gives more flexibility to local councils to deal with private homes renovation.


Sustainable Communities, building for the future, 2003

Local Strategic Partnerships are seen as the key drivers to build sustainable communities, revitalising our most deprived neighbourhoods and providing decent places to live.

This Sustainable Communities initiative tackles:

· Decent homes

· Affordable housing

· Housing shortages

· Market collapse/abandonment

· The environment

Priorities include; reducing the number of empty homes, improving the ‘Liveability’ of communities, and provision of affordable, decent and warm homes. These are all priorities for Carlisle and have been addressed throughout our Housing Strategy. 


The Barker Review, 2004


This review provided an in-depth analysis of the housing market, specifically the lack of housing supply, the house-building industry, and financing of the housing market. 

The number of houses built in the UK has fallen to an all-time low; house prices in the County in general, and particularly in Carlisle have risen dramatically, resulting in a less stable economy.


The review supported the key elements of the Government’s Communities Plan; to deliver a stepped change in housing supply through better integration between housing, planning and economic development to promote sustainable communities. It made a recommendation that Regional Housing Boards and Regional Planning Bodies in England should be merged. The Government has accepted this recommendation and a paper is currently out to consultation on how this merger should work
. 

Department of Environment, Food and Rural Affairs (DEFRA) Rural Strategy 2004

The Rural Strategy, 2004 aims to achieve the vision of a living, working, protected and vibrant countryside that leads to sustainable development of rural areas. Within the theme of “social justice for all”, access to affordable housing is a particular priority.  Commitment is made within the Rural Strategy to ensure rural proofing of Regional Housing Strategies, continued support for rural housing and national research on the shortage of affordable, rural housing.

Planning Policy 

The Planning System in England is a hierarchical system comprising of:

· National Planning Guidance contained in Planning Policy Guidance (PPG) and Planning Policy Statements (PPS) and Government Circulars

· Regional Planning Guidance for the North West (RPG13) which has been replaced by the Regional Spatial Strategy (RSS) providing overall guidance on the scale and general location of development throughout the [north west] region

· County Structure Plans, which still apply to Cumbria, build upon and develop policies in Regional Planning Guidance to provide more detail and more specific locational guidance within the County

· District Local Plans (Local Development Frameworks) interpret higher level guidance and allocate specific sites locally for particular developments as well as providing detailed policies on the acceptability of different types of development within the district

Paragraph 1 of PPG3 Housing states that:

“The Government intends that everyone should have the opportunity of a decent home. They further intend that there should be greater choice of housing and that housing should not reinforce social distinctions.  The housing needs of all in the community should be recognised, including those in need of affordable or special housing in both urban and rural areas.  To promote more sustainable patterns of development and make better use of previously developed land, the focus for additional housing should be existing towns and cities”  

The effect of Planning Policy on the council’s Housing Strategy is therefore significant.  Of particular importance are the overall housing targets that are established by Regional Planning Guidance for the North West (RPG13). RPG13 provides countywide targets for housing development, which the Joint Structure Plan
 allocates to the individual districts within Cumbria.  

Planning policy has caused particular concern within Cumbria because regional planning guidance reduced the overall housing targets for the region by 15% to assist the pathfinder authorities in the metropolitan areas of Liverpool and Manchester to overcome problems of abandonment and low demand.  This has reduced the annual housing target for Carlisle from 400 dwellings per year to just 315. 

The supply of housing land has also been restricted through the ‘call in’ of planning applications on the allocated Morton urban extension.  This, together with the reduction in the housing target in the regional guidance at a time of low unemployment and rising economic activity, has helped fuel the sharp increase in house prices in the district and has forced the introduction of a moratorium on new planning permissions in the rural area.

Regional planning guidance also identified Carlisle as a key town and city where development should be concentrated including a “Region Investment Site” at Kingmoor Park Industrial Estate.  These policies are directing development to Carlisle, whilst regional planning guidance is restricting housing development.  This can only exacerbate housing supply problems.  

The Housing Bill (due to be enacted April 2005)

This Bill will assist the most vulnerable people living in the worst housing conditions, helping to create a fairer and better housing market.  The council and its partners will use new powers proposed in the Bill
 to target priority areas of housing and the environment much more efficiently and effectively. The new Housing, Health and Safety rating system introduces risk assessment as a way of determining fitness; this was partly addressed in our recent Local House Condition Survey.
3. The North West Region

Regional Housing Strategy 

The Vision of the North West Regional Housing Board is “to work together to ensure a choice of good quality housing in successful, secure and sustainable communities.”

Sustainable development is at the heart of the strategy; balancing economic growth, social inclusion and the need to protect and enhance the environment.

There are 4 themes in the Regional Housing Strategy that will help to promote sustainable development:

· Urban renaissance or low demand

· Balanced communities or affordability

· Decent homes

· Supported & specialist housing

Urban renaissance is the only regional priority not an issue in Carlisle although a number of social landlords report empty properties difficult to let due to a range of social and economic factors. The remaining 3 themes for the region are very much reflected in Carlisle and in its housing strategy.

4. Local Strategy

Sustainable Cumbria, July 2004

This is a plan for Cumbria that sets out a sustainable approach to securing economic growth, social progress and environmental protection and enhancement in the county over the next 20 years. A package of priority actions is proposed aimed at releasing the potential of Carlisle and to tackle the pockets of deprivation in the borough. Priorities are; to expand higher and further education and develop the brand of “Learning City”, providing a focus for the longer-term goal of delivering a University of Cumbria; to improve and develop hotels and the cultural offer; and to strengthen Carlisle’s role as a sub-regional capital for both retail and administration. 

There are a number of separate priority actions for housing in Cumbria:

· Bring forward and implement pilot schemes to deliver affordable housing

· Develop and secure funding for a co-ordinated attack on areas of housing market failure 

· Challenge existing funding rules and planning guidance to provide solutions to the lack of affordable housing and housing market failure  

The affordable housing priorities for the county are very relevant to Carlisle.

Sub-regional Housing Group

The 6 district councils in Cumbria have worked with the housing associations to identify a number of priorities for housing, county-wide, to inform the Regional Housing Strategy, currently under review. These priorities reflect current national and regional issues:

· Regeneration of housing markets

· Affordability in urban and rural areas

· Decent homes

· Supporting vulnerable people

Regeneration of housing markets is the only issue that is not a priority for Carlisle. 

There is commitment to continue this work to eventually develop a Housing Strategy for Cumbria. Carlisle will use its expertise in developing its own strategy to inform work in the sub-region.

Cumbria Homelessness Strategy 
Carlisle has already had success working in the sub-region. The Homelessness Act, 2002 placed a duty on Local Housing Authorities to conduct a review of homelessness within their area and to put in place a Homelessness Strategy by July 2003.  In partnership with the other district councils in Cumbria, Carlisle City Council produced the Cumbria Homelessness Strategy, 2003-2008 that sets out the priorities Cumbria wide for improving services for homeless people and those at risk from homelessness.

Producing the strategy involved analysis of housing trends and homelessness statistics across the county, as well as consultation with all those with a stake in the homeless service.

The Mission Statement of the Cumbria Homelessness Strategy is:

· To prevent homelessness whenever we can by providing advice and support
· To provide emergency accommodation for those who are homeless and to help them access the most suitable home possible as quickly as possible
The Cumbria Supporting People Strategy 
Supporting People is a national policy and funding framework introduced by the Government in 2003 to provide housing related support services for vulnerable people. It is a partnership between the six Cumbrian district councils, Cumbria County Council, the four Primary Care Trusts and the Probation Service. The programme delivers low level support services where needed with flexibility to accommodate local needs. Services provided include floating support, community alarms, funding for the Home Improvement Agency and tenancy support to vulnerable groups including those with mental health problems, learning disabilities, those fleeing domestic violence, ex-offenders, substance misusers, homeless and older people.

In October 2002, Cumbria developed a shadow Supporting People Strategy prior to the implementation of the programme. [It is intended that a five-year strategy will be in place from April 2005.] The key priorities in the shadow strategy are:

· Promoting well-being and reducing health inequalities

· Reducing homelessness

· Improving the range of accommodation and services

· Reduction of crime and offending

· Partnership working

· Providing quality and choice

The Cumbria Health and Affordable Warmth Strategy

23% of Carlisle’s households live in fuel poverty, i.e. are unable to achieve temperatures needed to maintain health and comfort for expenditure of 10% or less of income.  This is higher than the Cumbrian average of 22.6% and the national average of 21%
. Key causes are:

· Insufficient income

· Inadequate insulation

· No central heating

· Cost of energy supply

The alleviation of fuel poverty is key to attaining a decent, warm home for everyone and is at the forefront of Carlisle’s thinking. The Energy Efficiency Advice Centre (EEAC) has operated since 1996 and has achieved significant improvements in energy efficiency ratings of properties in Carlisle and throughout Cumbria. To 2003, there had been an overall improvement in energy efficiency of 15%. 

A new, Cumbria wide scheme, ICE
 will target specific areas of Carlisle, injecting £3million into the local economy over the next 2 years.  This will not only benefit fuel poor households, but will have a positive environmental impact, decreasing energy use and reducing CO² emissions. In 2003, a reduction in the emission of carbon dioxide into the atmosphere of around 5600 tonnes was achieved.

Achieving Cumbrian Excellence (ACE) 2004-2005

The ACE programme is a Cumbria wide partnership of the 6 district councils, Cumbria County Council and The Lake District National Park, funded by the Government’s capacity building programme. An objective of the ACE programme is “….to improve the strategic role of housing within Cumbria” including the role of the district councils and how they work together in the sub region. 
Local Strategic Partnership (LSP):

Joint Community Strategy, July 2004

The joint Community Strategy between Carlisle City Council and Eden District Council sets out a Vision which the Local Strategic Partnership will pursue to “ensure a high quality of life for all in our urban and rural communities.”  Following extensive consultation in both Carlisle and Eden, 8 key themes were identified to help us turn strategy into action to improve the well being of local people:

· Communities

· Health & well-being

· Economy

· Young People

· Housing

· Environment

· Transport

· Promoting Carlisle & Eden

The aim for housing is “to support the development and maintenance of decent, affordable housing and related services which meet the needs of local people and support economic and community development”. However, it is acknowledged that the benefits decent, affordable homes may bring can support many improvements in other priority areas including the environment, health and well being, education and community safety. 

Crime & Disorder Reduction Strategy, 2002-2005
The Carlisle and Eden Crime and Disorder Reduction Partnership is working with various organisations and agencies to reduce crime and disorder and to promote community safety across both districts.  The Partnership has three key priority themes: 

· Quality of Life

· Violent Crime

· Prolific Offending Behaviour

Crime reducing activities include tackling anti social behaviour, installing CCTV cameras and working with Neighbourhood Watch groups.  Local guidance has recently been adopted for new housing in line with the national ‘Secured by Design’ campaign.  The partnership targets “drug houses” to improve quality of life for local residents and the wider community and provides a handyman service to vulnerable residents to carry out minor repairs.

Empty Homes Strategy, 2004

Carlisle and Eden councils and the Empty Homes Agency are working in partnership to develop this strategy as a working tool to serve all those with an interest in empty property; those that own empty properties and those affected by empty homes in their communities. The strategy will provide clarity around targets to be achieved; owners of empty homes will be made aware of their responsibilities and of the options they have, and those living close to empty homes will have a good understanding of how local councils intend to deal with the blight caused to their neighbourhoods by properties standing empty for long periods of time. 

The aims of the strategy are to:

· minimise greenfield development

· maximise the re-use of empty homes to provide suitable properties for let or sale

· minimise the blight caused to communities through vandalism and other anti-social behaviour (boarded-up properties, etc)

· assist in the provision of affordable housing in areas where prices are continuing to rise 

The strategy will be reviewed in line with the Housing Strategy and independently on an annual basis to ensure targets are being met and to take account of changing market trends, demographics, and availability and condition of housing stock.

Carlisle City Council:

City Vision, 2002 - 2012

The Local Government Act, 2000 defined a new role for local authorities, that of Community Leader. Carlisle City Council takes this role seriously and together with a diverse range of partners from the private, public, education and voluntary sectors, has set out an ambitious agenda for change in the Community Plan for Carlisle, “City Vision.” The City Vision partnership identified five priority themes to support delivery of the Joint Community Plan: 

· Communities

· Economic Prosperity

· Health and Wellbeing

· Infrastructure, Environment and Transport

· Celebrating Carlisle

Corporate Plan, 2004 - 2007

Carlisle City Council’s mission is, “to ensure a high quality of life for all in both our urban and rural communities.”  This reflects the Community Plan produced by City Vision. It has made five promises on which it will focus, 2004-2007, to improve the well-being of the people of Carlisle:

· To ensure Carlisle is a safe and attractive place where people are included and feel they belong

· To develop a sustainable economy

· To manage our environment responsibility

· To improve local housing, health and wellbeing

· To provide sound council management

The council will strive to maximise the impact the role of housing can have on the social, economic and environmental well being of local, urban and rural communities.  It will do this by:

· Working with partners to improve the perception of Carlisle as a place to live, including increasing feelings of safety (priorities of supporting vulnerable people and decent homes including empty properties)

· Ensuring an appropriate and affordable level of decent housing to develop and retain skills in the area, broadening and enhancing the economic base (priorities of affordability and balancing the housing market and decent homes)

· Working with partners to alleviate deprivation and social exclusion in target wards and among target groups (supporting vulnerable people, decent homes including empty properties)

· Working with planning to ensure sustainable and appropriate development including:

-Increasing development of housing on brownfield sites

-Strengthening and increasing the use of Section 106 agreements

-Adopting Homes for Life standards where appropriate

 
(affordability and balancing the housing market, supporting vulnerable people)

· Ensuring a suitable supply of short-term accommodation for homeless people (supporting vulnerable people, decent homes)

The Local Plan
The Local Plan is currently under review and contains 15 policies for new housing.  New housing has been reduced by 15% in accordance with Regional Planning Guidance. In line with sustainable development principles, 80% of new housing will be developed in the urban area and 20% throughout the rural area.

Housing supply will be focussed on brownfield sites with 69% of development in the urban area to be granted on previously developed land.  In rural areas, about 40% of new housing will be on previously developed land as supply of potential sites is more limited.

Because of substantial house price increases in the last 2 years and a reduced supply of housing coming to the market, policies on affordable housing will be strengthened to help provide for local needs.  Allocated sites in the Local Plan will seek up to 30% of the development to comprise of affordable units.  When affordable housing is provided as discounted sales, the rate of discount will be increased to between 25 and 30%.  Commuted payments levied on housing developments will also contribute towards development costs for affordable housing.

The focus of rural housing development will be in Longtown where research for the Market Town Initiative Project identified a need for new housing for the open market as well as affordable units.

To ensure a co-ordinated approach to addressing affordability, home extensions and replacement dwellings will be limited in scale so stock of smaller properties is not entirely eradicated from the local housing market.

Carlisle Rural Strategy, 2003

There are four themes which the Rural Strategy will address that reflect the priorities in the Community Plan:

· Developing communities

· Economic prosperity

· Infrastructure, environment and transport

· Health and well-being

Affordable, rural housing is a priority for many parish councils to ensure sustainable development of rural Carlisle. Identification of housing needs in all rural parishes is essential to justify further provision where necessary. This research is being developed as part of the Housing Strategy for Carlisle. More details may be found in the action plan, appendix 1.

5. How our Strategy was Developed

Partnerships 
Carlisle City Council has developed strong, active partnerships within Carlisle and across Cumbria to improve housing services for local people. Outcomes as a result of this joint working include:

· Close working with Eden District Council through the Local Strategic Partnership (LSP) has achieved:

· An Empty Homes Strategy, produced in collaboration with the Empty Homes Agency, the first time in the country that this approach has been tried 

· Joint funding of an “Empty Property Officer” is being considered and other funding possibilities are being explored with Social Services, the Police and Health Authorities

· Accommodation in Carlisle used to house homeless women from Eden

· Approval of existing satisfactory purchase properties
 and local authority social housing grant has secured 12 properties in parishes adjoining Eden by Eden Housing Association

· The council works closely with the Housing Corporation to help deliver the Corporation’s and its own priorities, particularly new developments in areas of greatest need. There are currently schemes in the council’s development programme funded by the Corporation’s Approved Development Programme in the rural areas of Longtown and Burgh by Sands. We shall continue to work with the Corporation and housing providers in the coming years particularly to address gaps in supported housing and the supply of affordable housing in rural areas

· Home Improvement Agency, in partnership with Anchor Housing Association has enabled vulnerable people to access grants, information on reputable builders and benefits advice, so they may improve and remain in their own homes 

· In partnership with the other Cumbrian district councils, a countywide Homelessness Strategy was produced. Carlisle is currently working in the sub-region to inform the Regional Housing Strategy for the north west and has made a formal commitment to working towards a Cumbria wide housing strategy 

· Repeat Victimisation Scheme established through the Carlisle and Eden Crime and Disorder Reduction Partnership to assist victims of burglary and in partnership with the Police, a Handyman Scheme introduced where poor home security is improved by a tradesman employed by the scheme

· A (temporary) new post of Housing Enabling Officer established funded by the second homes council tax and planning delivery grant
.  This post will play a pivotal role in housing action in rural Carlisle

· Carlisle City Council chairs the North Cumbria Housing Forum, which consults on wider issues across the four districts of Allerdale, Copeland, Eden and Carlisle, particularly in relation to vulnerable people and the Supporting People Programme.  The Forum has secured funding for various schemes and projects, such as joint finance funding from the Health Authority for Housing Pathways research and intermediate bed spaces in sheltered housing 

· The Forum established an innovative scheme, Community Alarms Consortium, involving both public and private sectors, that has helped elderly and disabled people to avoid admission to hospital or to secure early release by providing personal alarm technology

· A partnership with Two Castles Housing Association resulted in a 7 phased development at Knowfield, a high demand area in Carlisle

· Clearance and new development on the Raffles Estate (recipient of SRB
 funding) in partnership with Carlisle Housing Association and private developer Lovells

· In partnership with Impact Housing, Carlisle City Council identified a site and secured Housing Corporation and Supporting People funding to develop 6 [much needed] independent housing units for people with learning disabilities; this supports Cumbria County Council’s Learning Disabilities Strategy. Discussions are currently taking place with Social Services to identify residents

· 120 discounted sale properties built in Carlisle through Section 106 agreements which will always remain as affordable units.  A further 4 are currently being developed at Longtown

· Key stakeholder involvement in the £9.6million annual Supporting People Programme; Carlisle currently receives around £3.3million

· Active participation in the sub-regional housing group that informs the North West Housing Forum and in turn, the North West Housing Board

· Close working with the multi-agency Public Protection Partnership to assess housing needs of offenders and ex offenders

· Energy Efficiency Advice Centre that covers the whole of Cumbria attracted an insulation contractor to Carlisle which employs 11 local people. Initial funding from Carlisle City Council attracted millions of pounds into the local economy from Public Utilities, the Health Authority & Private Contractors

· Exercise on Prescription Scheme, a partnership between the Council, the joint Carlisle and Eden Local Health Group, the Primary Care Trust (PCT) and Carlisle Leisure Limited, funded by the Health Action Zone. The scheme transferred to Carlisle Leisure Limited last year and assists around 120-150 people each year
· Cardiac Rehabilitation Phase 4 is a partnership with Carlisle Leisure Limited, Cumberland Infirmary and the PCT. A similar number of people are referred as above. The same partnership has also funded a Youth Housing Officer Post to help homeless young people

· In anticipation of an increasing Higher Education student population in Carlisle, a partnership between Carlisle City Council, University Education Cumbria, the Higher Education Institutions and Impact Housing Association is currently discussing options for further development of purpose-built residential accommodation, partly to alleviate pressure on the availability of first-time buyer homes

Consultation

“I think it was useful to have this level of participation at the initial stages of a strategy – with wide representation” – Attendee at stakeholder event

“A solid piece of work” – Director of Carlisle Council for Voluntary Services and member of the LSP 

 “Extremely interesting.  There were a lot of problems identified and hopefully we can move on and find solutions!” – Attendee at stakeholder event

“This is a really good event and could serve as a model for other Authorities to follow” – GONW 

The Housing Strategy was developed in consultation with a wide range of housing partners and other stakeholders. This was to give as wide a view as possible about the priorities for housing in Carlisle and to ensure ownership of the resulting action planning. The process is summarised by the consultation web (figure 2).
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Figure 2: consultation web for Carlisle’s housing strategy

The City Council fully recognises its statutory duty in developing a Housing Strategy for Carlisle and so has taken a co-ordinating role in consulting with stakeholders to ensure wide ownership;

· Regular Housing Strategy Group meetings attended by a range of organisations and agencies, elected Members, tenants, leaseholders and their representatives to discuss housing and related issues 

· Members have had an opportunity to feed into the strategy through workshops and through the Executive and Overview and Scrutiny Committees

· Distribution of our draft document generated further input including:

· More emphasis on elderly people’s housing needs and aspirations

· A need to be more explicit about the connection between poor housing and poor health

· Chronic shortage of short and long term, supported accommodation for those with mental health and associated problems, usually drug and alcohol abuse and [often violent] ex offenders

Issues raised within our continuous consultation programme have been incorporated into our strategy and subsequent action planning. 

Future plans
Carlisle will continue to develop its inclusive consultation processes including:

· A review of the membership and terms of reference of the Housing Strategy Group to develop a stronger, strategic focus and to develop its role in monitoring progress

· Workshops with Members during 2005

· An annual stakeholder event to build on our success of 2004

· Consultation with the general public through Carlisle’s Citizens Panel

· Rolling programme of research on housing need

Consultation on the Local Plan 

From July 5th to August 13th 2004, the Carlisle District Local Plan 2001-16 was put on deposit as part of the review of the Local Plan.  This period of public consultation was publicised through press notices, the council's residents newsletter and made available at local libraries, council offices and on the council's web site.

The consultation generated 775 individual issues from statutory consultees, agents, local companies and local residents, 209 of these related to the housing chapter of the plan.  Not surprisingly, a large number (166) were about the location of new housing development and the potential allocations for housing.  The Affordable Housing policy generated 13 representations and the Rural Exceptions Site Policy a further 6
.

Objections have been raised to the Affordable Housing Policy with opposing views on whether thresholds should be higher or lower.  These and other representations are still to be resolved as the council continues to move towards a revised deposit plan before an inquiry, summer 2005.

6. Lessons Learnt 

Local inspections & audits
The council’s housing function was the subject of a review by the Audit Commission as part of the CPA
 process, October 2003. The inspection examined the extent to which action was being taken or being proposed to meet the Government’s objective for “Balancing Housing Markets”.  This is the term used to describe the Government’s recognition of the essential role local councils have in ensuring there is an adequate supply of housing of all types to meet local demand.  

To achieve this objective, we must be creative about using our powers for housing investment, planning, economic and community development in partnership with the private sector, registered social landlords (RSLs), and the many external agencies that have a role to play in housing and related services.  

In its assessment of Carlisle, the Commission identified that more emphasis was needed on researching local needs for housing and that we must use our planning and development powers to the maximum to secure delivery of a balanced housing market.  Also identified were the benefits of ensuring that the strategic role of housing was recognised and that this was reflected in Carlisle’s Housing Strategy, the Local Plan and the council’s Corporate Plan.  A plan for action was developed to address the Audit Commission’s concerns and has been incorporated within the Housing Strategy.  

As a result of the CPA findings, a Housing Enabling Officer post was created to work in the urban and rural areas to obtain detailed information on housing availability and need.  Funding for this post was achieved through collaborative working, using income generated from second homes council tax and the planning delivery grant.  The findings from these detailed studies will be crucial in influencing the future direction of the housing strategy and in providing appropriate evidence to assist house developers and RSLs in planning for the future. The information can also be used to build an evidence-based case to secure funding from the Housing Corporation and the North West Regional Housing Board. 
Observations from the CPA report also led to strengthened proposals in the Local Plan to assist provision of affordable housing in Carlisle.  These proposals will, subject to final agreement, enable the council and its partners to better influence the provision of affordable housing and to generate funding to assist RSLs in developing new schemes.

7. Current Situation in Carlisle

Health & well-being

It is well documented that the community in which commcpeople live, and the way in which they perceive it, has an impact on health and well being. The stress associated with poor housing can exacerbate these issues, for example, damp is associated with respiratory disease.

Furthermore, North Cumbria differs from the national picture in a number of ways:

· More people have a long term health problem which limits their everyday activity

· More people have bad or very bad health

· Slightly more people provide unpaid care

· More people live in single, pensioner households

· More people have no educational qualifications

In Carlisle, there are more deaths compared to other parts of Cumbria; its standardised mortality ratio is 106 compared to the Cumbrian average of 98. However, Carlisle’s overall population is expected to remain largely the same due to birth rates and projections being higher than the rest of the county.

In North Cumbria the most common causes of early death are
:

· coronary heart disease

· lung cancer

· respiratory disease

When analysing Carlisle’s current housing provision, all these factors have been taken into account and are reflected in the supporting vulnerable people and decent homes priorities.        
Crime & Disorder

The total number of offences recorded in Carlisle in 2002 was 1036, 28% of the total recorded in Cumbria.
 The main areas of offending were theft, burglary and criminal damage.

Anti-social behaviour is emerging as a priority for the new Crime & Disorder Reduction Strategy. Key issues that the housing strategy can help to address include vandalism, graffiti and other deliberate damage to property (decent homes, empty properties) and drug and alcohol abuse (supporting vulnerable people, decent homes).

Economic Development

Carlisle is at a crossroads in terms of its economic prosperity.  The success of the city has been built on a number of key factors, including motorway accessible development land and strong retail and growing tourism offers.  The manufacturing sector, whilst it has declined, has not suffered a major collapse despite the predominance of a small number of large employers.

Unemployment in Carlisle compares well to the rest of Cumbria and is less than the north west and UK averages
 (table 1). 


Male
Female
All Persons







Number
Rate
Number
Rate
Number
Rate

Carlisle
818
2.6
307
1.0
1,125
1.8

Cumbria
3,881
2.5
1,300
0.9
5,181
1.8

North West
71,763
3.4
24,259
1.2
96,022
2.3

United Kingdom
604,884
3.2
222,949
1.3
827,833
2.3

Great Britain
582,027
3.2
214,894
1.3
796,921
2.2

Table 1: The number of people out of work and claiming benefit, September 2004

However, averages disguise the situation in a number of wards in Carlisle; 5 have unemployment rates above the north west and Cumbria averages (chart 1):
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Chart 1: Carlisle wards with unemployment rate higher than north west average, September 2004

In broad terms, the economy can be characterised as having high employment but with relatively low wages (refer to Income, page 35). 

Levels of inactivity amongst the working age population in Carlisle are higher than average, illustrated in table 2.  This suggests that in the current tight labour market "hidden unemployment" among the workless population could be acting as a brake on economic growth. 



Working age population 000
… of whom



Economically active 000
Economically inactive 000



Number
    %
Number
   %

Carlisle
61
44
72
17
28

Cumbria
290
218
75
71
25

NW region
4,077
3,083
76
994
24

England
30,161
23,678
78
6,483
22

Table 2: economic activity and inactivity of working age population March 2002 – February 2003

Sustainable Cumbria identifies “…Carlisle as the major urban centre [which] has the potential to develop beyond its current role as an administrative and retail capital of the County”. To maximise this opportunity and to move Carlisle’s economy onto a more sustainable and growth orientated footing, all the elements for success will need to be in place.  Two of the key priorities of the Sustainable Cumbria strategy are:

· Essential infrastructure improvements 

· A wider range of housing

For Carlisle to maintain and develop its strategic role in driving sub-regional economic growth, the supply of land for housing and economic development needs to be matched with these aspirations. 

This highlights the fact that nationally, economic and housing policy appear to be at odds.  National planning policies promote economic development and regeneration and seek to reduce disparity between regions.  This is then stifled by housing policies that aim to reduce development [in Carlisle] to concentrate on metropolitan areas.  This has an adverse affect on the ability to attract further investment into Carlisle. 

Index of Deprivation

Carlisle does not qualify for Neighbourhood Renewal Funding (NRF) and generally falls outside the areas supported by the regeneration companies - Rural Regeneration Cumbria (RRC) and West Lakes Renaissance (WLR). In the Index of Deprivation 2000, Carlisle was ranked 128th most deprived out of 354 Districts in England, well below the qualifying NRF thresholds.

The 2004 Index of Deprivation is our most sophisticated and up to date measure of various aspects of deprivation
. In Cumbria, 27 areas from a total of 32,482 nationally are in the 10% most deprived. These are concentrated in Barrow (13) Allerdale (6) Copeland (4) and Carlisle (4)
. 

The latest index shows Carlisle’s relative position declining overall; it is now ranked 108th from 128th in 2000.  It is also the only Cumbrian district to show worsening scores across all the measures previously used to allocate neighbourhood renewal funding.

Urban Regeneration

Although not amongst the worst ranked nationally, the Carlisle district contains concentrated pockets of urban deprivation which are picked up by finer analysis of the index. 

A new approach to regeneration issues in urban Carlisle has been initiated through the LSP.  The aim for the partnership is to develop a strategic approach to co-ordinate and co-operate in procuring and targeting resources towards regeneration priorities.

Although not yet well developed, a start has been made.  A detailed analysis of the Index of Deprivation was combined with a ward-based analysis by Carlisle Housing Association to identify those parts of urban Carlisle which should be targeted for co-ordinated intervention
.

Initiatives emerging from this and other work have been:

· “Raffles Vision,” a partnership between Carlisle Housing Association (CHA) Carlisle City Council and house builder, Lovell.  A programme has started on the Raffles estate including selective demolition and redevelopment of cleared sites and improvements to the remaining social, rented stock combined with other regeneration initiatives aimed at developing and regenerating the local community.

· Carlisle Economic Renewal Action Plan; an integrated package of measures aimed at addressing key weaknesses in the local economies of the most deprived, urban areas.  The North West Development Agency is the major public sector partner in this initiative. The target areas are those with transferred housing stock that CHA now manage and include measures to address skills and worklessness and create employment.

Other initiatives in disadvantaged, urban areas include national programmes such as Sure Start and a New Opportunities Fund, Healthy Living Initiative based in Carlisle South.  Other responses that focus primarily on the most deprived, ex-council housing estates include projects developed through the Crime Reduction Partnership, e.g.

· 24 hour CCTV surveillance on shopping precincts

· The SHIRPA project - Safer Homes in Raffles and Peterill Bank - through domestic surveillance cameras

· Safer Homes in partnership with CHA; providing new locks to property and safety advice to victims of burglary and domestic abuse

Rural Regeneration 

The Rural Strategy for Carlisle, Listening to the Rural Voice, was published July 2003 and highlighted a need for a more robust information on housing needs within rural parishes.  This was also noted in the council’s CPA inspection, 2003.  

Rural housing supply and affordability is one of the key factors identified by local communities which limits future rural prosperity and stability.  This is exacerbated by a low wage economy in traditional rural sectors and the additional cost of living including transport and limited access to services. 

Some housing needs surveys have been carried out in rural parishes through the Cumbria Rural Housing Trust; Longtown, Burgh-by-Sands and Farlam.  This has resulted in options being developed and schemes to address affordability in these areas - a clear link between establishing housing needs and identifying priorities for action. To complete housing need surveys for all rural parishes to inform future developments is an immediate rural priority. 

The involvement of parish councils in the process of identifying rural priorities is vitally important.  Many parish councils are developing parish plans
 in consultation with the local community and based on evidence of need. These will result in action plans to address priorities for local communities that they themselves have identified.

The Index of Deprivation does not always reflect rural deprivation issues which tend to be dispersed and often hidden.  The new national Rural Evidence Base (developed by DEFRA) will also be used by the council and its partners to help assess local rural conditions. 

Higher Education

The 3 Higher Education Institutions in Carlisle together with Carlisle College have projected aggregate growth of 50% in higher education students by 2006. The majority of these increased numbers will be from “out-of-city” applicants with a proportionate expansion of overseas students.  The rising expectations of these students, including a requirement for good quality accommodation, indicate an increasing demand for purpose-built residential accommodation.  This proposed development supports the council’s priorities of ensuring decent homes and affordable housing to balance communities.  There is a concern that Carlisle may suffer problems experienced in larger cities such as Leeds, if student growth is accommodated in sub-standard, buy-to-let property. 
Housing Condition

Private sector
A Local Housing Condition Survey
 of private sector housing commissioned in 2001, revealed a need for up to £6.5million investment to bring 1006 properties to the current Fitness Standard
. This equated to 2.66% unfitness compared to 6.2% nationally. However, a further 3.9% were at risk of becoming unfit. Main causes were disrepair, inadequate food preparation facilities and dampness.

Further work was commissioned in 2004
 to provide more up to date information. There are currently around 1900 empty properties in Carlisle (private and social sectors) and many more dwellings in the private sector that are unfit or at risk of becoming unfit (chart 2). 
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Chart 2: condition of private sector housing, June 2004

The estimated number of non-decent homes in Carlisle in the private sector (owner occupied and private rented) is 12,100. This represents 33% of the total private sector stock, compared to 32% nationally. Around £29million investment is required to improve all those private sector dwellings currently not meeting the Decent Homes standard, mainly to improve thermal comfort
.

Vulnerable Households
The estimated total number of homes occupied by vulnerable households in Carlisle is 4800, representing 13% of the private sector stock. Of these, about half are living in non-decent homes.

Around £8million investment is needed to remedy this situation, around an average cost of £3400 for each non-decent dwelling [occupied by a vulnerable household].

Around 880 dwellings fail to meet the Decent Homes standard (due to unfitness and disrepair) and are occupied by a vulnerable household. However, 8% of vulnerable households in the owner occupied sector live in homes that are unfit or in serious disrepair compared to 20% in the private rented sector. In the private sector, vulnerable households that rent their homes are more likely to suffer poor housing than vulnerable owner-occupiers. 

Social sector
Currently, around 60% of the housing stock transferred to Carlisle Housing Association does not meet the Government’s Decent Homes Standard. However, LSVT
 secured substantial investment to bring these dwellings up to the relevant standards before 2010. 

Unfitness is not an issue for the remaining RSLs as their dwellings are relatively new. However, three of the major associations in Carlisle, Two Castles, Eden and Impact are hoping to identify management efficiency savings that may be made by procuring goods and services together. 

CHA have sold around 700 properties through “Right to Buy” since transfer in 2002, 6% of their total stock. Around 98% of these properties were family homes; the highest proportion sold has been in the Harraby area, a priority ward for the council. Within the next 3 years, the Association is projected to have more flats than houses and bungalows. The rural area has experienced a reduction of nearly 8% in the already limited social housing stock. Some areas have very little or no social housing remaining at all, impacting on the social structure and sustainability of these communities. 
CHA are currently dealing with around 500 Right to Buy applications.

Homelessness
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Homelessness has increased significantly since 2001. The three biggest causes of homelessness are; loss of private rented accommodation (37 or 20%) parents no longer willing to accommodate their children (26 or 14%) and violent breakdown of a relationship involving partners (22 or 12%). This rise is illustrated in figure 2. Further analysis will take place to determine other, possible contributing factors that the council and its partners may be able to influence.

Chart 3: the rise in homelessness in Carlisle, 2001-2004
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Young People

The number of young people (under 25s) making homeless applications to the council and being accepted as priority need has increased substantially in recent years; from 4 in 2001 to 25 in 2003. 
Those aged 16-17 have increased from 1 to 10 over the same period.

A partnership between the Primary Care Trust, Connexions and the council, established a Young Persons Housing Officer post, March 2004, to deal with the rise in homelessness among young people. This Officer works with the relevant agencies to develop a more tailored service for this particularly vulnerable group. Additionally, an assessment protocol for young people is currently under development in partnership with Cumbria County Council Social Services team.

[image: image19.wmf]Household Types in Carlisle

33%

16%

10%

27%

6%

4%

4%

Single Households

Pensioners living alone

Other all pensioner households

Households with children

Lone parents

Co-habitant couples with no children

Other (student, lodgers, care leavers etc.)


There is a chronic shortage of temporary, short and long term, supported accommodation for people with mental health and related drug and alcohol problems and for dangerous offenders. This leads to much longer stays in the homeless hostels than is appropriate for these vulnerable groups and is an expensive option for the council and the local taxpayer.

8. Housing Needs

During 2000, the council commissioned Sheffield Hallam University to produce an assessment of local housing demand
.  The report studied demographic profiles within Carlisle, tenure types, and the issues of demand and supply.  The study concluded that overall, there would be a continued demand for housing as households in the district increased in line with population growth
 which “would be offset by an increase with supply of housing”. It went on to say that Carlisle was “unlikely to experience escalating house prices”. Demand was identified as high for the private rented and owner occupied sectors and constant for the RSL sector. However, demand for council housing was found to be falling.

The housing market in Carlisle has changed significantly since the Sheffield Hallam Study. Table 3 shows the difference in housing tenure since 2000.


2000
2004
Difference

Council stock
8,010
16

-7994

RSL stock
1,178
7,981
6803

Total


9188
7997
-1191

Private sector
37,933
39,224
1291

Overall Total
47,121
47,221
-100

Table3: difference in housing tenure since 2000

There has been a significant 13% reduction in the number of homes available to rent in the social sector during the last 4 years, mainly due to Right to Buy sales of properties transferred to Carlisle Housing Association.  This contrasts with current demand for social rented housing within Carlisle (chart 4) 
. The numbers exclude those households wishing to transfer.
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Chart 4: waiting lists of RSLs, 30 September 2004

Carlisle Housing Association (CHA)
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Chart 5 shows a breakdown of CHA’s waiting list according to household group.

Chart 5: housing needs by household group, Carlisle Housing Association, 20 September 2004

56% of those on the waiting list of Carlisle Housing Association are single households, including elderly people and single, pregnant women (1174 total). This high percentage of single people is reflected within the waiting lists of Impact and Two Castles Housing Associations.  17% of need is from lone parents with dependants (348 total) and a further 10% from couples (205 total).
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Chart 6: waiting list by age of applicant(s), Carlisle Housing Association, 20 September 2004

Chart 6 shows that young people, those aged under 24, account for over 25% of the waiting list of CHA. The 60+ age group, currently around 16%, is expected to rise considerably as Carlisle’s 65-74 population is projected to increase by around 30% by 2021. These figures are again reflected within the waiting lists of other RSLs in Carlisle.

The current demand for social housing and the immediate housing need demonstrated by the rise in homelessness is the reverse prognosis of the Sheffield Hallam Study. 

Demand in both the private rented and owner occupier sectors has also increased, mainly due to the rise in numbers of students coming to Carlisle and planning restrictions on new housing development, including a complete moratorium in the rural area (with affordability exceptions).

Household tenure

Household tenure, following the council’s Large Scale Voluntary Transfer of its housing stock to Carlisle Housing Association and the subsequent sale of around 700 properties through Right to Buy, is as follows (chart 7):

Chart 7: household tenure, Carlisle, 2004

Household type 
The Census, 2001 identified around 44,000 households in Carlisle (chart 8). In common with national demographic trends, single people occupy a large proportion of households (54%).
Chart 8: household types in Carlisle, 2001

Population
 

Carlisle has a population of around 100,739. This is expected to increase to 107,500 by 2006.

· There is a higher proportion of older people in Carlisle, 23% are aged 60+ compared to a national average of 21%

· The 65-74 age group is projected to increase by 30% by 2021 in Carlisle compared to 20% in the north west and age 75+ by 40% compared to 18% in the north west

A significant increase in demand for supported housing and health care is probable. There is a need for around 144 units of Extra Care housing for older people in Carlisle during the life of the housing strategy
 and a further 120 units, 2010-2014. This type of housing is a priority within the Supporting People programme. 

Pressure for residential care places will result in more demand for people to remain and be cared for in their own homes. The current poor condition of some private and public sector dwellings has implications for this and for the health and well being of an ageing population.

Black and minority ethnic groups (BMEs)
The Census, 2001 identified a very small ethnic population in Carlisle, 0.9% compared to a national average of 9%. This is replicated across Cumbria. It is difficult to identify where these very small groups are located so traditionally there have been gaps in information about their housing and related needs. The council is part of the Cumbria Race and Diversity group that is conducting research across Cumbria and is currently introducing its own Equality and Diversity Policy that will direct the council to consider how its policies and actions impact on minority groups.

The North Cumbria Primary Care Trust has produced health profiles of the Cumbrian population that may be broken down to ward level and which identify BME populations. The housing needs and support required by our small ethnic population will be subject to further research; this is detailed in the action plan (appendix 1).
Teenage parents

The Cumbria Teenage Pregnancy Partnership has existed since 2000 to deliver the Cumbria Teenage Pregnancy and Parenthood Strategy. The strategy is based on the correlation between higher rates of teenage pregnancy and areas of higher social and economic deprivation. The partnership includes housing and health providers, Connexions and Cumbria County Council Education and Social Services across Carlisle and Eden. In Carlisle, Impact Housing Association host a teenage pregnancy outreach worker to asses needs of teenage parents including life skills, parenting and child care skills, health, training and education needs and peer support
.

During the first 9 months of operation during 2003, there were 87 referrals across the 2 districts, most (69) were in Carlisle and 50% had no contact with the father.

Affordability 

We have used a number of sources of data on income and affordability to inform the housing strategy including:

· New Earnings Survey, National Online Manpower Information System (NOMIS) 2003

· Centre for Urban and Regional Studies (CURS) 2003

· John Herrington Associates, 2003
 

· Joseph Rowntree Foundation , Affordability, October 2004

· Housing Corporation (Good Practice Fund) Research 2004 

Since 2000, average property prices in Carlisle have increased by an average of almost 100%
 (table 4). 


Average Prices
 Overall -Based on Price 


Detached
Semi Detached
Terraced
Flats/ Maisonettes


North West (April – June 2000)
127019
66150
41609
65968
69974

North West (April – June 2004)
224508
126164
79403
117312
122260

% increase rise
76.8%
90.7%


90.8%
77.8%
74.7%



Cumbria (April – June 2000)
118585
61683
44894
60396
69309

Cumbria (April – June 2004)
208335
122178
83796
102395
125794

% increase rise


75.7%
98.1%
86.7%
69.5%
81.5%



Carlisle (April – June 2000)
94064
52652
40532
37908
58193

Carlisle (April – June 2004)
195235
101607
80901
88986
116120

% increase rise


107.6%
93.0%
99.6%
134.7%
99.5%

Table 4: Property price increases in the North West, Cumbria and Carlisle, 2000-2004  

In the 12 months to June 2004, prices rose by 55%, the 2nd highest increase in the country
.  

Income

Carlisle traditionally has a low paid economy. The Joseph Rowntree Foundation research identified average household income in Carlisle as around 84% of the north west average (chart 9).

Chart 9: Household income in Carlisle compared to the North West & Cumbria, 2004

This compares to individual incomes and property prices (chart 10).

Chart 10: individual incomes compared to house prices, 2004
Based on average, individual incomes and property prices, to purchase a flat in Carlisle, buyers would need to borrow nearly 4.5 times their income and over 5 times income for a semi-detached house.

However, many first time buyers, particularly those who have purchased ‘in fear’ due to recent price increases, have borrowed up to 5 times their income and in some very recent cases, 6 times when the norm is around 3 times.  If interest rates continue to rise and people are unable to meet their borrowing commitments, house re-possessions may increase, placing further pressure on housing availability, particularly social rented accommodation and temporary housing.

Averages disguise chronic affordability issues in some wards. The Regional Housing Board has allocated £4million for “Affordability” to Cumbria for 2005. The six district councils developed a common approach for identifying “hotspots” across Cumbria
.  This required looking at property prices and earnings ratios across wards in the districts. Table 5 illustrates Carlisle’s affordability hotspots.

Area
Property Prices
Gross Annual Household Earnings
Ratio

Dalston
£210,236
£25,893
8

Burgh by Sands
£195,785
£25,893
8

Wetheral
£202,268
£25,893
8

Longtown
£147,385
£25,893
6

Brampton
£138,597
£25,893
5

Urban Carlisle
£107,528
£25,893
4

Mean Price
£166,967
Mean Ratio
6

Table 5: Ratio of earnings to property prices (ratios based on average prices), April – June 2004 

Housing Benefit 

The role of the council’s Revenues and particularly Benefits service in providing housing needs information to inform the housing strategy is being developed. The council supports the housing needs of its poorest tenants in meeting £16.9milllion of rent liabilities per annum via housing benefit (most recouped via Central Government grant) a third of the council’s total expenditure.

The housing benefit database holds very detailed information on the poorest 15% of Carlisle’s households. Data Protection requirements prevent individual information about claimants being released but cumulative information on claimant and household type, etc can be accessed and used “smartly” to inform the housing strategy. 

Interrogation of current information held revealed the following
:

· 61% of Carlisle’s poorest households (3,823) are single person households 

· 40% (2,470) of low income households in Carlisle are occupied by pensioners. 84% of these live alone.  Surveys of this group may tell us whether many are living in accommodation too big for their preference or needs

· On average, poorer households are smaller family units, i.e.1.69 residents per household compared to the district average of 2.2

· As poorer households get larger they rely more and more on Income Support (up to 75%) suggesting these households are single parent, disabled households or are in receipt of Incapacity Benefit. The fact that a majority are on Income Support might suggest the needs of these households are greater

· Only 497 or 8% of poorer households are young, single people or young, family units.  However, this may disguise a bigger housing need if young, single people or families are living with relatives due to low income / inappropriate housing availability. 11 people under 25 are currently in hostel accommodation

· Lone parent households are the biggest group after pensioners (1,168); a majority have one child and rely on Income Support.  Only 15% are working or receiving Incapacity Benefit

The database does not give detailed information on what housing needs are for these target groups but it will be used as a tool for targeted assessment of need in the future.  The Housing Benefit and Housing and Homelessness services will develop closer links to target these specific groups of its poorest householders to inform future developments.

9. Current and future developments

Previous housing needs assessment identified that LSVT to Carlisle Housing Association was the best option for tenants and would generate the significant investment required to improve the housing stock. The Sheffield Hallam study 2000 / 2001 identified significant low demand in the social sector in a number of areas. Considerable remodelling has taken place since then in the Raffles area through demolition and new build in partnership with CHA and developer Lovells.

Following significant, recent changes in Carlisle’s housing market, the council has reviewed how it can update its information on housing need and is developing new approaches:

· With partners, including the council’s Housing Benefits team, we shall continue to update our database of primary and secondary information on housing and related issues to provide a picture at neighbourhood / ward level that will inform future developments. This will include a rolling programme of questionnaire based research in urban and rural Carlisle over the next 5 years.  This work will be iterative and will identify housing and other social, economic and environmental trends

· To develop work in the sub-region to assess affordability and housing need

· To carry out research with new recipients of Council Tax bills, i.e. those who have achieved a move within the local housing market.  This will provide information on housing choice, household types moving into Carlisle, property type purchased, etc.

· To develop closer links with estate agents, lenders and developers to gather data on house price trends, borrowing levels and confidence in local areas

Two new [temporary] posts have been funded through the second homes council tax, planning delivery grant and New Deal for Communities to help progress this work.

Urban Carlisle

Over 3000 questionnaires were posted to every household in the Morton area in the west of the city.  The key findings from this research have identified that 200 households (216 individuals) will require alternative housing within the next 5 years.  It shows that much of future housing need in Morton is from single people, either young or elderly.  The survey indicated that around 70% wished to remain in Morton.  Of these 200 households, the preferred choice of tenure was as follows
:
Purchase with Mortgage

46%

Rent from an RSL


32%

Buy outright


20%

Private rented


10%

Shared ownership


  4%

When financial information provided by these households was analysed, only 10% were found to be in a position to purchase a property.  Since the research, house prices have risen by around 20%, meaning even fewer people could afford to purchase a property on the open market.

Rural Carlisle

Cumbria Rural Housing Trust conducts 4 surveys in the rural area each year.

Since 1990, housing needs surveys have been conducted in a number of parishes and some social housing schemes developed and delivered as a direct result (table 6).

Location/

Parish
Number of Units
Housing Association
Type

Bewcastle
6
Impact 
Houses (rented)

Great Orton
11
Impact 
Bungalows (7) & houses (4)

Wetheral
10
Two Castles 
Houses

Dalston
10
Impact 
Houses (4 rented and 6 discounted sale – private developer)

Irthington
6
Two Castles 
Rented houses & bungalows


6
Private Developer
Discounted sale/rented houses

Longtown
10 (+ 6 pending)
Impact 
Bungalows (6 rented + 6 pending) & 4 discounted sale – private developer)

Burgh by Sands
12 (+ up to 8 further)
Two Castles 
Houses & bungalows for rent & shared ownership

Brampton
8
Impact Housing Association
Flats

Cargo
4 (+ 5 pending)
Private developer
Discounted sale properties

Table 6: affordable housing schemes in the rural area since 1990

More up to date information has been gathered as follows:

· March 2004, Farlam, out of 11 households expressing housing need, 5 residual households
 were found to be in affordable /social housing need within 5 years

· March 2004, Laversdale, from 10 households, 5 residual within 5 years 

· January 2004, Burgh By Sands, from 29 households, 7 residual within 5 years

· March 2003, Longtown, from 40  households, 19 residual plus 5 additional households in need through migration in and out of the area and new household formation

· August 2002, Castle Carrock, 2 households in need in the next 5 years

The sub-region

Housing and planning officers are currently working together across Cumbria to establish affordability “hotspots” and to agree a protocol between all the Cumbrian councils for assessing housing need. This is helping to target the recent £4million affordability allocation for 2005 from The Regional Housing Board to areas of greatest need. This approach will continue to be developed to guide investment of any future allocations. 

10. Past and Current Performance 

Empty homes

Carlisle City Council returned 9% of vacant, private sector homes to occupation in 2003; this was top quartile performance when compared with other district councils. From April to September 2004, 5% or 102 homes have been returned to occupation.

A database of all vacant homes has been produced so properties may be targeted on a more proactive, area renewal basis in the future.

Unfit properties

The council did not reach its target in this area last year; 1.6% of private dwellings were made fit against a target of 4%. This was due to a reduction in spending on discretionary grants to pay for disabled facilities grants, mainly for Carlisle Housing Association tenants.

49 % of vulnerable people live in homes that do not meet the Decent Homes standard. Ways in which the council and its partners intend to address this are detailed in the strategy and action plan but are dependent on resources being allocated as part of the current budget setting process.

Homelessness

In 2003, the number of homeless decisions made more than doubled from the previous year to 414; 182 of which were determined as priority need and advice and assistance given to the remaining 232.

Student accommodation 

900 rooms have been accredited under the scheme since it began in the mid 1990s assuring safe and secure accommodation for young people, conducive to learning and general well being.

Energy efficiency

The ICE scheme has attracted £3million to improve energy efficiency throughout Cumbria. 2052 home energy checks have been carried out so far this year in Carlisle and 1090 measures to improve insulation have been installed in homes in target wards; 762 cavity wall and 328 loft insulations. Cumbria wide, a total of 15000 energy checks have been completed.

Planning system

The council is proactive in its use of section 106 agreements to secure affordable homes in Carlisle. During 2002, 35 affordable units were completed as part of private sector developments; during 2003 this number fell to 11 but we are confident we can improve on this significantly and are currently consulting on strengthening section 106 agreements in the Local Plan. In 2002, 14 properties for rent were achieved with our RSL partners.

11. Analysis of Resources 
Carlisle Housing Association 
As part of the housing stock transfer between the council and Carlisle Housing Association (CHA) an investment programme valued at £46million to improve housing stock, is currently underway. A significant part of the agreement with the Riverside Housing Group (parent company of CHA) is that funding will also be released for community and environmental regeneration: 

· £400,000 per annum for the next 30 years from the Community Investment Fund. Covers enterprise, training and learning, community safety, environmental quality, investment in housing stock, housing management and “People and Places”, to encourage investment from other agencies

· Around £175,000 from the Environmental Projects Fund; pro rata depending on stock numbers

· £116,000 from the Northern Rock Foundation over 3 years

· £75,000 from the European Community fund over 2 years

CHA has developed a number of Neighbourhood Profiles, and using this information, has targeted improvement works to priority areas, including funding for community and environmental projects. Through ‘Neighbourhood Agreements’, service standards provided by other agencies have also been agreed to achieve a more holistic approach to regenerating communities. 

Carlisle City Council

The council’s aim for housing is to prioritise and implement a rational and balanced programme of capital investment that will maximise the availability of resources and demonstrate value for money. The capital and revenue expenditure programmes aim to balance the council’s legal obligations and desire to improve services and enhance the social, economic and environmental well being of Carlisle.

The council’s corporate and financial plans set the context for the City Council’s funding contribution to housing alongside other activities undertaken by the council. There are a number of specific references to the housing strategy within the council’s Capital Strategy and there are some explicit targets, e.g. “make fit 4% of unfit properties and return to occupation 5.6% of empty private sector dwellings each year.”

The Capital Strategy sets out the council's approach to prioritisation of investments, i.e. the proportion of available resources to be used for housing [and other activities] (para 6). Bids are made as part of the budget setting process which are then appraised against council priorities. Under the Resources section of the Capital Strategy, the council states that there is an expectation from the ODPM that “the Right to Buy receipts should be used to fund the [councils] Housing Strategy whether by providing additional social housing or supporting private sector renewal, or in ways that will benefit the delivery of sustainable communities.” A bid has been put forward from this source to help fund the Housing Strategy for Carlisle.

The council’s resources for the current year, the previous two financial years following stock transfer, and estimates for the next financial year are given below:



Per budget Books

Per Spreadsheet



2002/03
2003/04
2004/05
2005/06



Original 
Original 
Original 
Original 



Full Year
Full Year
Full Year
Full Year








Hostel Provision
Costs
343,550
443,140
485,400
510,210


Rents & Housing Benefit

(302,510)
(414,320
)
(284,330)
(293,940)


Supporting People





    (202,670)
(209,760)


Totals


41,040
28,820
(1,600)
6,510

Housing Support


57,230
45,650
19,370
27,820

Homelessness


45,620
54,000
112,080
117,920

Housing Strategy


192,930
106,640
122,090
138,270

Private Sector Grants


898,170
913,970
668,690
755,710

Slum Clearance


890
910
930
950

Home Improvement Agency


12,300
12,640
12,930
13,250

Totals


1,207,140
1,133,810
936,090
1,053,920

Table 7: Carlisle City Council, housing services budgets, 2002-2006

The above table identifies resources that that have been put into the Housing and Health Partnerships Service since the transfer of the housing stock to Carlisle Housing Association, December 2002. The council has retained a number of hostels and other temporary accommodation which have received significant funding through the housing benefit and Supporting People programme. Additional staffing resource was committed to developing the Housing Strategy and in providing the Homeless service in 2004. 

The Housing Strategy identifies additional funding required for its 5 year life. These funding bids are currently subject to scrutiny and are being considered by Members as part of the budget setting process. The funding is additional to the current and proposed operational budgets. The additional funding bids have been constructed to best deliver the priorities set out in the housing strategy and action plan. The principal areas for which additional funds are required are:

Capital funding

· Adaptations for the disabled 
£300,000 per year for 5 years 

· Decent Homes


£750,000 per year for 4 years 

· Grants to RSLs


£100,000 per year for 4 years 

· Empty Homes


£100,000 per year for 4 years

Revenue funding

· Hostel operation


£10,000 per year for 5 years

· Homeless Support

£50,000 per year for 5 years

· Delivery of Housing Strategy
£60,000 per year for 5 years

Total




£5.9million over 5 years

Capital Receipts 

As part of LSVT, a percentage of capital receipts are returned to the council from Right to Buy purchases made by tenants of Carlisle Housing Association. To date, approximately 600 properties have been sold generating a significant return to the authority in the region of £8 – 10million. As part of the budget setting process, consideration will be given to using some of these capital receipts to deliver the housing strategy.

North West Regional Housing Board 

Since April 2004 there has been a “single housing investment pot” for the North West Region.  The North West Regional Housing Strategy 2003 identified priority areas for action and these will be addressed through the Government funding allocations to the Region.  For Carlisle, the Regional Strategy identifies the problems with access to affordable housing, particularly in rural areas.  The significant pressures for housing investment in other parts of the North West Region are however likely to impact on the availability of funding support for Carlisle. For the financial year 2005/06 the Regional Housing Board has allocated £4million to the six district councils in Cumbria to tackle issues around affordability. This is in addition to around £1.1million for decent homes and changing demand in Carlisle, 2005-2006 and £137million for RSLs in the north west. 

Housing Corporation

The authority has a proud history of successful working with the Corporation and housing providers to deliver affordable housing. Over the past 10 years, around £40million has been invested in social and affordable housing schemes in Carlisle supported by the Housing Corporation's Approved Development Programme (ADP), RSLs, private developers, Local Authority Social Housing Grant, ODPM,
 and through the planning system.  Table 8 shows a number of schemes that have been developed in the urban area.

Address
Number of Units
Housing Association
Type

Knowefield
143
Two Castles 
Various

Low Meadow
40
Home Housing 
Houses, flats, bungalows 

Bellgarth Gardens
27

Houses, flats

Raffles Avenue
20
Nomad 
Houses, flats

Westrigg Road
18
Two Castles 
Flats, bungalows

Hammond Court
18
Impact 
Houses, flats & Bungalows

Stanley Hall

Two Castles 
Flats (over the shop scheme)

Ivory Close, Raffles
12
Nomad 
Bungalows

Botcherby Avenue
12
Two Castles 
Flats

Various properties of ‘Do It Yourself’ shared ownership

Two Castles & Impact 


Table 8: affordable housing schemes in the urban area over the last 10 years

Current schemes in the rural areas include working with Impact Housing Association to provide 6 affordable units in Longtown to the north of Carlisle and with Two Castles Housing Association at Burgh-by-Sands to provide 4 units. It is anticipated that we shall be developing 3 sites in the urban area in the near future.

Planning System 

The private sector provides land or financial contributions to support affordable housing development through Section 106 (planning gain) agreements.  These developments are usually undertaken in partnership with RSLs. Carlisle has a successful history of such developments and several are proposed for 2004 - 2006.  The direct contribution from developments and improvements carried out by RSLs also forms a valuable investment in Carlisle’s housing market.

The review of the Local Plan has enabled the council to consider and propose how it may strengthen negotiations of Section 106 agreements and its ability to secure ‘commuted sums’ within the planning process.

Private Sector 

A successful partnership between the council, Carlisle Housing Association and private developer Lovells. was established as part of LSVT. This has enabled parts of the run down Raffles estate to be regenerated with new housing currently being built.

Cumbria Energy Advice Centre 

A significant contribution to quality of housing is achieved through the external funding generated by the Cumbria Energy Efficiency Advice Centre from Utility Companies and Government grant agencies.  This investment has a valuable impact on addressing affordable warmth.

Significant sums of funding have been attracted to date; in the region of £2-3million. The centre has launched a project entitled ‘Improving Cumbria’s Energy’, which, although we are not an identified warm zone, is embracing similar ideologies and targets for improving energy efficiency levels county wide. As well as attracting significant finance from private sector utility companies, the centre has generated enough business to attract new business to Carlisle, creating 11 jobs and developing new skills in the district.

Supporting People Programme
The Supporting People strategy and budget is administered on a countywide basis. The funding programme within Cumbria currently has more commitments than resources available. Against this background the development of the five-year strategy has to take account of the review processes and potential to re-provide or re-scope services. Within the Carlisle area, this focus will be looking at the needs of client groups to access accommodation and support services, especially those who are homeless.

The council is represented on the board and participates in the strategic and decision making process.  Funding from Supporting People enables the Council to deliver many of its services to support the homeless by the provision of temporary accommodation and resettlement services. Provision of these services through retained hostel and temporary accommodation provides the authority with significant benefits through the funding streams of housing benefit and Supporting People. Over the period of the council’s Supporting People contracts, the anticipated income will be between £0.75 – 1million. 

Homelessness 

This funding has been accessed from the Office of the Deputy Prime Minister following the implementation of the Homelessness Act 2002. The authority received £19,000 for the year 02/03, £19,000 for the year ¾ and £28,000 for the year 04/05. The funding has helped to develop and sustain the service.

Health 

Partnerships with the Local Health Group have enabled over £100,000 of Health Action Zone funding to be spent on health and well being projects within the community. The major recipient of funding has been the successful setting up of an Exercise on Prescription service, which is on target to continue as a self-sustaining service.

12. Priorities for Action
Analysis of our local situation, housing need, and extensive local consultation, revealed a number of priorities for action that will improve housing choices in Carlisle, as well as support delivery of the Community Plan and the broader social, economic and environmental well-being agenda of the council and its partners. 

Three priority areas have been identified:

· Supporting homeless and other vulnerable people

· Decent homes, including empty properties

· Affordability and balancing the housing market

For each priority there is a summary of the key issues for Carlisle and the actions partners need to take to address them. More details are contained in the action plan, appendix 1.

Supporting homeless and other vulnerable people

There is a rising demand for services for homeless people mainly due to loss of private, rented accommodation and young people no longer able to remain in the family home. The council, for the first time in April 2004, had to resort to using bed and breakfast accommodation. The success of “Right to Buy” is leading to difficulties accessing temporary and permanent accommodation, especially for homeless families. A chronic shortage of suitable accommodation for some vulnerable groups and a [nationally] reducing Supporting People budget, make this a high priority.

· Action: to review services for homeless people and those at risk from homelessness, including the suitability of temporary accommodation available, particularly for special needs groups 

· Action: to support young people to maintain their housing benefit claims so they may sustain their tenancies, preventing homelessness.

· Action: develop a more robust partnership approach with social and private sector landlords to prevent homelessness, i.e. enable people to remain in their own homes.

An ageing population means demand for supported housing will grow considerably in the next 10-15 years.  A reducing allocation of Supporting People funding will have major implications on how councils and RSLs provide this type of accommodation. 

· Action: to further prevent demand for homeless services among vulnerable groups, particularly the elderly and disabled, and to reflect the Government’s Decent Homes priority, the council will work with partners to continue to meet its obligations to provide disabled facilities grants. 

· Action: the Home Improvement Agency will provide support to the elderly and other vulnerable groups, including grants for repairs and to improve security, reflecting the national and local priority of increasing feelings of safety.

· Action: to work in partnership with the other Cumbrian districts and the private sector to deliver the Health and Affordable Warmth strategy in order to reduce the high proportion of households in fuel poverty and to help achieve the Decent Homes Standard. This will contribute to the broader agenda of improving health and economic well-being of residents and protecting the environment through lower CO2 emissions.

· Action: the Energy Efficiency Advice Centre to provide benefit checks to ensure maximum take-up of benefits for vulnerable people.

Decent homes, including empty properties

Housing and health and well being are inextricably linked. Carlisle City Council has invested over £10million in the past 12 years to improve housing conditions, including energy efficiency, security measures, and environmental improvements. This has reduced CO² emissions, improved health of residents, and increased disposable income for poorer households due to increased benefit take-up

A decent home is paramount to promote the health and well being of residents and communities and to safeguard the condition of housing stock. Investment also ensures that people may access a decent home without moving from the area, strengthening and sustaining local communities. Empty properties are a blight on neighbourhoods and a magnet for anti-social behaviour, increasing opportunities for crime and fear of crime.

There are currently around 2054 empty properties in Carlisle and many dwellings that are unfit or at risk of becoming unfit. Around 4800 homes in the private sector are occupied by vulnerable households, of these 50% do not meet the Decent Homes Standard. Significant investment is required to bring these homes up to the required decency. Around 40% of homes transferred to Carlisle Housing Association do not meet the Decent Homes Standard. 

· Action: in partnership with neighbouring authority, Eden, deliver the Empty Homes Strategy, including developing a more proactive approach to identifying and bringing back into use empty homes in poorer areas and those of particular shortage, i.e. family homes and homes in rural areas.

· Action: to develop a more robust partnership approach to accelerate progress towards the Government’s Decent Homes targets. Priorities will be homes occupied by vulnerable people, homes in poorer areas and social housing in low demand neighbourhoods.

· Action: Carlisle Housing Association to develop and deliver “Neighbourhood Investment” strategies to meet Decent Homes standards by 2010. This investment to also address social and economic factors identified by neighbourhood profiles currently under development.

A key aim of the City Vision partnership is to achieve Learning City status for Carlisle. Student numbers are increasing; education institutions are promoting intake from a range of cultural and ethnic backgrounds. A shortage of purpose built, student accommodation is having an adverse effect on availability of first time buyer homes as these are “bought to let”. The availability of purpose built accommodation is also an important competitive factor in attracting students to the city and to its education institutions.   

· Action: the council’s housing, planning, economic development and property teams will work in partnership with higher education institutions and private developers to identify potential site(s) for purpose built accommodation.

· Action: to continue to support education providers in ensuring good quality, safe accommodation for students by expanding the accreditation scheme.

Affordability and balancing the housing market 
House prices in Carlisle have doubled in the last 2 years. Traditionally, we have a low paid economy and average prices are now generally unaffordable to local people. 

Regional planning guidance has established the general level of brownfield and greenfield housing development.  This is further refined by the County Structure Plan, which requires 65% of new housing development in the urban area of Carlisle and 40% of the housing in the rural area of the District to be constructed on previously developed land.  In Carlisle, over the last 2 years, over 96% of permissions have been granted on brownfield sites. These have been largely confined to apartments and flats with few family houses.  

Between April and October 2004, only 35% of completions have been on brownfield land.  During this period completions have largely been family housing on greenfield sites, the supply of which is quickly diminishing. 

The housing moratorium on new planning permissions in the rural area does not apply to the development of rural exception sites for affordable housing.  However, in order for the council as Local Planning Authority to approve such applications, there has to be evidence of need within the area. Where evidence of need is established [strengthened] Section 106 agreements will be used to secure affordable housing provision.

A priority for the region, for Cumbria, and for Carlisle is to address the shortage of affordable housing in high demand areas, and especially where rural renaissance is a priority. However, there is currently insufficient information on housing needs, particularly for minority groups.

· Action: to work with the other Cumbrian districts and providers to identify housing needs, including affordability hotspots and to determine the most effective ways in which the £4million made available by the ODPM may be used to address affordability. 
· Action: to strengthen Section 106 policy in the Local Plan to increase the number of affordable homes / shared ownership schemes and / or commuted sums on new developments. 

· Action: to progress affordable housing schemes in the rural areas of Longtown (2004-2005) and Burgh by Sands (2005-2006) with funding support from the Housing Corporation. 

· Action: to undertake housing needs survey in Cumrew to determine whether an affordable housing scheme is appropriate for this community (2005).

· Action: to develop a robust database of evidence on housing needs, particularly rural and BME populations and older and younger people, to inform future developments

Low demand is the only regional issue that is not a priority for Carlisle; house prices are continuing to rise faster than in most parts of the country. However, RSLs report empty properties in some areas due to a range of social and economic factors resulting in low demand. However, escalation of “Right to Buy” since LSVT has reduced the numbers of social, rented dwellings in other areas most of which are family homes.

· Action: CHA to produce a Development Plan for Carlisle to redress the balance of social housing options. Priority will be to identify ways in which availability and quality of family accommodation may be improved to meet local demand.

Carlisle is not always seen as a priority within Cumbria and the region; low demand areas on the West Coast and affordability in The Lake District National Park are usually higher on the agenda. There is no mention of Carlisle as a core city area in the recently published Northern Way strategy so some potential funding streams are restricted. 

· Action: to lobby in the region so Cumbria’s needs, including Carlisle, are reflected in the Regional Housing strategy, currently being reviewed.

· Action: to develop Cumbria’s capacity to work together to tackle the key issues facing the sub-region. This includes a commitment to develop a Housing Strategy for Cumbria.

13. Options for Meeting Priorities  
When developing the Housing Strategy for Carlisle, priorities for improving housing services have been determined and a SMART action plan produced in consultation with major stakeholders. 

Resources from various sources and how they can be maximised have been identified to ensure the action plan is deliverable. The process of identifying further resources will continue and include consideration of alternative approaches to delivering services, particularly through partnerships.

Homeless & Other Vulnerable People 

The authority provides services to homeless and other vulnerable people through its homelessness and hostels service. Currently, the service is resourced through the Supporting People programme and the housing benefits system. Following LSVT 2002, the council retained its hostels service and leased a number of housing units to provide temporary accommodation to satisfy its statutory duty. With numbers of homeless people increasing, significant savings have been made during this time as the council [until very recently] has not had to use B&B accommodation.

The council has used the funding made available by the ODPM ‘s Homelessness Directorate to sustain and develop services for the homeless. Examples include a decision to increase and improve availability of private, rented accommodation in the city through a partnership developed and funded rent deposit scheme
. Additionally, the council, health authority and Connexions funded a Youth Housing Officer Post to deal with increasing numbers of young, homeless people. 

The council, RSLs, the police, probation service, health authority, private sector landlords and voluntary sector are currently conducting a review of homelessness and hostels services
. The review will consider the potential for joint working to identify solutions for shared problems and has the potential to target more effectively the resources that agencies use to deal with homeless issues in Carlisle. This will include assessing the options for modelling services to respond to the changing demands placed upon them. This includes looking at the streams of funding, including support through the Supporting People programme, how homelessness can be prevented and the suitability of accommodation for homeless people.

Decent Homes, including Empty Properties

As part of its assessment of options to look at achieving the Governments targets relating to decent homes, the council has looked at the following approaches regarding the private sector:

Advice 

Currently, the housing team gives advice to clients from the private sector about unfitness, improvements, accessing funding or bringing an empty property back into use
. 

Loans 

The potential of using a loans system for accessing monies to improve private sector homes has been considered. This approach is currently being piloted nationally. A number of councils and other agencies including lenders and estate agents, need to work together to make a scheme like this viable over a larger populated area. It may be possible to consider such an approach in the sub region, depending on the results of the pilot
. 

Grants 

The council currently encourages private sector investment through a programme of grants for disabled adaptations, renovations and minor works. This will continue and be consolidated with potential new funding from the council’s budget bidding process, 2004. Grant funding attracts additional finance from property owners to be invested in improvements. Value is added by the advice and assistance the Home Improvement Agency contributes to this process.

Home Improvement Agency (HIA)

The HIA has been providing assistance to homeowners and tenants since 1994. It assists vulnerable people; elderly, disabled or those on low incomes to repair, improve, maintain or adapt their homes to meet their current needs. The aim of the agency is to improve living conditions of vulnerable groups and enhance quality of life enabling people to remain and to be cared for in the comfort and security of their own homes
.

Closure / demolition 
When considering private sector renewal, the council will look at an area based project approach if resources become available, including closure and demolition of properties where this is the most appropriate option. Investment from property owners will be encouraged to contribute to the success of such schemes.

Energy Efficiency Advice Centre
The council is the responsible body for the Cumbria wide Energy Advice Centre which targets resources from the major utility companies and other private sector firms to improve the energy efficiency of homes in the private sector, particularly those occupied by vulnerable people. This service has secured around £3million into the local economy in the last 3 years. The new Improving Cumbria’s Energy scheme (ICE) has secured a further £3million investment across Cumbria, 2004-2006
.

Affordability & Balancing the Housing Market 

The options for tackling affordability and redressing imbalances within the housing market in Carlisle are currently under review including approaches being developed in Cumbria to improve the way in which the six districts work together. The North West Regional Housing Board has allocated  £4million for affordability project(s) in Cumbria. The Cumbrian districts will identify and take forward schemes that will impact significantly on affordability hotspots that have been identified across Cumbria. The selection process will look at how maximum value can be achieved through using the planning system and attracting matched funding from RSLs, the private sector and the Housing Corporation. 

Delivery & Monitoring












Action planning that will deliver our Housing Strategy is SMART, i.e. specific, measurable, achievable, realistic and within a defined timescale. Resource allocations and responsible officers are clearly identified along with the support required from within the council and from partners.  Action planning will also be prioritised so resources are targeted to the areas of most importance to our stakeholders, in the short, medium and longer term.  

Progress will be regularly reported and monitored so barriers to implementation, as well as other opportunities emerging, may be identified as they arise. Further details on monitoring and review are detailed in the action plan. Performance of Carlisle Housing Association is monitored by the council through its Community Overview and Scrutiny Committee.

A Risk Assessment (appendix 2) identifies the major risks to implementing the Housing Strategy for Carlisle and the actions that have been taken to mitigate them. Risk will continue to be assessed and documented throughout the life of the strategy as part of the monitoring and review process.
Equal opportunities

The Council is firmly committed to its duty to promote equality, in whatever form, in all aspects of its work. If you would like to find out more about our work on equalities, please write to:

Carlisle City Council

Town Clerk and Chief Executive

Civic Centre

Rickergate

Carlisle

Cumbria

CA3 8QG

Telephone: 01228 817000

www.carlisle.gov.uk
This document can be provided in large print, on tape, in Braille or in other languages upon request.
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SUCCESS STORY 


In July 2004, a ‘non -priority’ homeless presentation was made by a single man given a notice to vacate by his landlord due to one month’s rent arrears. The Homelessness Officer contacted welfare services on his behalf and was able to resolve the outstanding arrears, enabling the tenant to stay in his home.





SUCCESS STORY 


In April 2004 the Young Persons Housing Officer met with a 17 year old girl who had been asked to leave the family home following arguments with her mother. A referral was made immediately to Resolve who were able to mediate between mother and daughter.  This intervention enabled the daughter to return to her family home.
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� � HYPERLINK http://www.cse.or.uk ��www.cse.org.uk�, 21 October 2004


� Improving Cumbria’s Energy


� Targets for Decent Homes in the private sector: 65% of those occupied by vulnerable people to reach the standard by 2006, 70% by 2010 & 75% by 2020


� Land Registry Data, 20 October 2004


� New Earnings Survey, 2003


� With affordability exceptions


� For more information on any of the strategies and plans mentioned here please email � HYPERLINK mailto:carolync@carlisle.gov.uk ��carolync@carlisle.gov.uk� or Tel 01228 817017


� Housing & Planning in the Regions, Office of Deputy Prime Minister, September 2004


� Cumbria and Lake District Joint Structure Plan 2001-2016


� Including the Housing, Health and Safety Rating System, the Licensing of Houses in Multiple Occupation and proposals to deal with empty properties


� � HYPERLINK http://www.cse.or.uk ��www.cse.or.uk�, 21 October 2004


� Improving Cumbria’s Energy


� Properties bought on the open market


� Granted by the Government to reward improved performance in Planning services


� Single Regeneration Budget


� February 2004


� A demographically representative panel of around 600 residents 


� For more information contact Christopher Hardman, Carlisle City Council, email � HYPERLINK mailto:christopherh@carlisle.gov.uk ��christopherh@carlisle.gov.uk�, Tel 01228 817190


� Comprehensive Performance Assessment


� Director of Public Health Annual Report, 2003


� Cumbria in Figures, www.cumbria.gov.uk, 19 October 2004


� Unemployment Briefing, Cumbria Economic Intelligence Partnership, September 2004


� NOMIS LFS March 2002- February 2003.  Working age is defined as males aged16-64, and females aged 16-59


� It includes measures of income, employment, education and skills, barriers to housing and services, crime and quality of environment


� Sustainable Cumbria, J Glester, July 2004


� Carlisle Housing Association Neighbourhood Investment Plans, contact Laurie Brewis, email 


� HYPERLINK mailto:laurie.brewis@carlisleha.org.uk ��laurie.brewis@carlisleha.org.uk�, Tel 01228 882709


� There are 2 completed, 15 underway and 4 under consideration in Carlisle


� For more information contact Kamla Pattni, email � HYPERLINK mailto:kamlap@carlisle.gov.uk ��kamlap@carlisle.gov.uk� or Tel 01228 817323


� In the future, this standard will be replaced by the Housing Health and Safety Rating System, a risk based     assessment of housing conditions, being introduced in the new Housing Bill, 2005


� Michael Howard Associates, Consultants report, June 2004, contact Allan Dickson, email � HYPERLINK mailto:alland@carlisle.gov.uk ��alland@carlisle.gov.uk�, Tel 01228 817339


� Defined as, i) homes with gas or oil fired central heating (including warm air) that do not have cavity wall insulation and at least 50mm of loft insulation, ii) homes with storage heaters, LPG central heating or programmable solid fuel central heating that do not have cavity wall insulation and at least 200mm of loft insulation, iii) any homes with room heaters only for heating (regardless of insulation levels)


� Large Scale Voluntary Transfer


� The Dynamics of Local Housing Demand, Sheffield Hallam University, 2000


� Office of National Statistics, 1998


� Hostel accommodation remaining in council ownership


� Housing Investment Programme Returns, 2000 and 2004


� Current demand is partly illustrated by the number of people on the waiting lists of registered social landlords


� Census, 2001


� CURS report (Centre for Urban and Regional Studies) 2002


� Cumbria County Council Social Services, Very Sheltered Housing Strategic Development Plan, 2002-2014


� Funded by the partnership 


� Commissioned by Cumbria County Council


� Focused on rural Cumbria


� Land Registry Data, 20 October 2004


� Land Registry & New Earnings Survey NOMIS 2003, 20 October 2004


� With reference to the Joseph Rowntree Foundation/Wilcox Study, 2004


� December 2004


� Recipients were able to select more than one option, therefore the total exceeds l00%


� Households whose income levels would restrict them from resolving their housing needs independently


� Includes Supporting People grant


� Office of the Deputy Prime Minister


� Deposit Income Guarantee Scheme, contact Graham Bell, email � HYPERLINK mailto:digs.cumbria@atlworld.com ��digs.cumbria@atlworld.com�, Tel 01900 873220 


� Contact Simon Taylor, email � HYPERLINK mailto:simont@carlisle.gov.uk ��simont@carlisle.gov.uk�, Tel 01228 817327


� Contact Allan Dickson, email � HYPERLINK mailto:alland@carlisle.gov.uk ��alland@carlisle.gov.uk�, Tel 01228 817339


� Contact Simon Taylor, email � HYPERLINK mailto:simont@carlisle.gov.uk ��simont@carlisle.gov.uk�, Tel 01228 817327


� Contact David Warwick, e-mail � HYPERLINK mailto:david.warwick@anchor.org.uk ��david.warwick@anchor.org.uk�, Tel 01228 674428


� Contact Suzanne Burgess, email, � HYPERLINK mailto:suzanneb@carlisle.gov.uk ��suzanneb@carlisle.gov.uk�, Tel 01228 672448
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