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1 INTRODUCTION

1.1
The purpose of the topic paper is to explain the approach to, and context for, Housing Provision in the RCUDP in order to inform the RCUDP Public Inquiry.  The RCUDP seeks to implement the principles embodied in PPG3 Housing (Core Doc. No. CD 048) and other Government statements of housing policy such as those expressed in “Sustainable Communities: building for the future” -ODPM 2003 (Core Doc. No. CD165). Background technical data is included and much of this represents an update on the position set out in the Housing Technical Paper published in June 2003 and upon which the Revised Deposit version of the RCUDP was based. The information contained in that paper is updated to September 2004. Information is also provided on areas where monitoring is developing but has not been in place systematically for any significant period of time. Such information provides a more rounded picture of housing in the district within which the more traditional aspect of housing numbers can be examined.
2 HOUSING PROFILE OF CALDERDALE

2001 Census Data

2.1
The 2001 Census provides relatively recent background information to housing in Calderdale. Of particular relevance are the following facts:

· the population of Calderdale Is 192,405

· 7% of the population is made up of people from ethnic minorities

· the number of households is  80,937 

· the number of dwellings is 84,900 

· 4000 dwellings are vacant

· 45% of dwellings are terraced

The following tables provide more detailed information.

Table 1: Household Size

Total
Average persons per household
Households with the following number of people



1 –2
3 –4
5+

80,937
2.36
52,344

(64.7%)
23,011

(28.4%)
5,582

(6.9%)

2001 Census

Table 2: Housing Stock by Tenure

All Households
Owner Occupied
Rented



Owned Outright
Owned with a mortgage or loan
Shared Ownership
Registered Social Landlord
Private Rented
Other


80,937
24,725

(30.6%)
32,831

(40.6%)
352

(0.4%)
13,664

(16.9%)
6,594

(8.2%)
2771

(3.4%)

2001 Census

Table 3: Housing Stock by Dwelling Type

All Dwellings
Detached
Semi Detached
Terraced
Purpose Built Flat
Other Flat or Mobile or Temporary Structure
Vacant Dwellings
Second or holiday homes

84,889


11,791

(13.9%)
23,656

(27.9%)
37,862

(44.6%)
9,061

(10.7%)
2,519

(3.0%)
3719

(4.4%)
233

(0.3%)

2001 Census

Table 4: Social Housing Stock  

Type
Pennine
Housing Associations
Total

House
4234
1248
5482

Maisonette
407
9
416

Flat
5388
1486
6874

Bungalow
1306
103
1409

Studio
245
144
389

Other
246
371
617

Total
11826
3361
15187

2001 Census

2.2
The level of owner occupation in Calderdale has fallen slightly since 1991 but still remains slightly higher than the national and regional averages. The proportion of the population renting from a social landlord has also fallen. Conversely private renting increased by 2% between 1991 and 2001. This is slightly above regional figures, but below the national average.

2.3
With regard to Houses in Multiple Occupation the best estimate is that there are 570 properties in Calderdale that meet the definition of a House in Multiple Occupation (HMO) included in the Housing Act 1985. Of these, 31 are registered on the Council’s HMO Registration Scheme introduced in 1998.

2.4
In 2000 consultants commissioned by Calderdale Council carried out a Private Sector House Condition and Energy Survey. This survey revealed the following characteristics of the private sector housing stock in the Borough.

· 52% of the stock was built before 1919

· 74.4% of privately rented property is in the pre-1919 stock

· The predominant house type is the terraced house 

2.5
The House Condition survey estimated that Calderdale has between 5000 and 6000 back to back type terraced properties and significant numbers of ‘over and under’ dwellings. These are typically four storey terraced houses built on steep sites where the front of one dwelling is on the opposite side to the other. There are also a number of mobile homes and narrow boats in the district being used as permanent dwellings.

2.6
The predominant dwelling type in the social housing sector is flats. These vary in type and include high and low rise dwellings. The stock includes a number of studio flats that have reduced in popularity and can be difficult to let.

2.7
In March 2001 Calderdale Council transferred its stock of approximately 12,000 dwellings to Pennine Housing 2000. This organisation is now the largest social landlord in the Borough. 
Post Census Data on House Type and Size 
2.8
Information about house types and sizes of dwellings has been recorded in the Housing Land Availability database since October 2003. Table 5 below indicates the types of dwellings for which planning permission has been granted since October 2003. Clearly the provision of flats has become significant over the last year reflecting the number of mill conversions currently taking place. This information suggests that one of the objectives of the RCUDP is being achieved, namely a mix of house types (Policy H10)

Table 5: House Type and Size by Tenure based on number of bedrooms (Planning Permissions Granted 1st October 2003 to September 2004)

PRIVATE


House Type
Number Bedrooms


1
2
3
4
5
6
7
Total

Flat
248
837
23




1008

Terrace
10
147
392
159
6


714

Semi-detached
1
10
76
24
5


116

Detached
4
19
74
190
33
12
2
385

REGISTERED SOCIAL LANDLORD









House Type
Number Bedrooms


1
2
3
4
5
6
7
Total

Flat









Terrace



4



4

Semi-detached


2
1
3


6

Detached









Figures for this period not complete with number of bedrooms data missing for some sites and therefore figures do not correspond to total planning permissions for housing in this period.

Density
2.9
In order to use land more efficiently the Government through PPG3 (Housing) requires residential developments to be at higher densities than in the past.  Policy H9 of the Revised Deposit Draft of the RCUDP reflects this requirement. Table 6 below shows the densities achieved over the last 3 years for both previously developed sites (brownfield) and sites that have not been developed previously (greenfield). This coincides with the start of the plan period for the RCUDP. Overall there has been an increase in density over this period. When the revised PPG3 (March 2000) was published there existed a number of extant planning permissions and therefore average density figures reflect this fact. The information in Table 6 is in summary form. However, further more detailed analysis which excluded small sites, including infill sites, would provide a better assessment of the densities being achieved on residential developments since small sites skew the picture.

Table 6: Densities for completed sites 2001 to 2004

YEAR 
BROWNFIELD
GREENFIELD
ALL SITES

2001 - 2002
31
23
27

2002 - 2003
37
20
29

2003 - 2004


42
18
36

2001 - 2004
32
21
28

Source: Housing Land Availability Database (September 2004)

Affordable Housing
2.10
The need for affordable housing in Calderdale was demonstrated in the Housing Requirements Study undertaken in 1999. This showed that between 1999 and 2004 the affordable housing need which could not be satisfied from re-lets of the existing housing supply was 1245 units. A new Housing Requirements Study was commissioned in September 2004 and is currently being undertaken by Outside Research. The study is timetabled to take place between September 2004 and March 2005. This study is being led by Housing Services and will provide a comprehensive study of housing requirements in Calderdale. The assessment of housing needs will be based on the guidelines outlined in “ Local Housing Needs Assessment: A Guide to Good Practice published in 2001 by the former DLTR, and now available through the ODPM. It will also take on board the revised version of this document which is to be published before the study is completed and which also includes housing market considerations. The Study will inform the Housing Strategy currently being prepared by Housing Services. As well as providing information on the need for affordable housing it will also provide a definition of affordability based on income/price ratio. 

2.11
The policy context for affordable housing provision is changing with proposed revisions to PPG3 and Circular 6/98. However, it appears that PPG3 will not be published in its final form before the end of 2004 at the earliest.

2.12
The amount of affordable housing provided in Calderdale in the last 2 years is as follows:

Table 7: Provision of Affordable Housing  (Completions 2002 – 2004)

Year
Total Units Completed
Number Secured via PPG3 and 6/98

2002/2003
88
11

2003/2004/
14 
14

Source: Housing Investment Programme Statistical Appendices 2002 -2004 

2.13
The implementation of the Affordable Housing Policy in the Adopted UDP is assisted by SPGN 1 on Affordable Housing, July 1998 (Core Doc. No. CD167). Once the Housing Requirements Study is complete a new supplementary planning document will be prepared.

3
MEETING THE HOUSING REQUIREMENT 

3.1
The housing requirement for Calderdale is set down in RPG12 (which became part of the development plan for Calderdale under the transitional arrangements reflected in the Planning and Compulsory Purchase Act 2004). In December 2004, “Regional Spatial Strategy for Yorkshire and the Humber to 2016 (RSS) Based Upon a Selective Review of RPG12” was published. Regional Policy on Housing is found in Policy H1 of both the 2001 RPG (Core Doc. No. CD163) and 2004 RSS (Core Doc. No. CD164) and remains unchanged between the two documents. The terms RPG and RSS are used synonymously in this paper given the RCUDP quotes RPG12. Policy H1 of both the RPG and the RSS states that the housing requirement in development plans should be expressed in a way which enables the annual average increase in the housing stock to be achieved as set down in this policy. This requires the Calderdale UDP to make provision for 450 dwellings per annum over the Plan period (2001 to 2016) which amounts to 6750 dwellings over the whole of the Plan period. 

3.2
A number of events have taken place since the RCUDP was prepared and these have implications for the future planning of housing. The principle changes are: 

· publication of proposed changes to PPG3 with a revised version expected around the end of 2004

· publication of the Barker Report into housing supply 
· introduction of the Planning and Compulsory Purchase Act 2004
· commencement on the preparation of the Regional Spatial Strategy (RSS)
· housing supply figures updated to September 2004

3.3 The preparation of new RSS is underway and with regard to housing employs an innovative methodology for both the housing requirement figure and its distribution. This is a substantial piece of work and it is impossible at this stage of preparation to have any idea what the implications for Calderdale will be. The first indications will be in the consultation draft of the new RSS time-tabled for submission to Government Office in April 2005. It will, however, inform the preparation of the Local Development Framework on which work will commence immediately upon adoption of the RCUDP.

3.4 At the time the Revised Deposit version of the RCUDP was published the position in relation to the housing requirement was set out in a Housing Technical Paper (June 2003) (Core Doc. No. CD018). This information can now be updated to September 2004.

SOURCES OF HOUSING SUPPLY

a)
Completions

3.5
Completions to the end of September 2004 are shown in Table 8 and are based on information from the Housing Land Availability Database. In the first 3.5 years of the RCUDP the RPG requirement of 450 pa has been exceeded. With 1234 completions to the end of September 2004, build rates are running almost 2.75 years ahead of the annual average requirement in RPG 12.

Table 8: Completions from beginning of RPG Period (1998 – 2016)

Year
Plan

Stage
Completions
Relationship

to 450pa in

RPG

RPG period before

 UDP Period

New Build
Conversions
Total


1998/1999
-
550
109
659
+209

1999/2000
-
485
107
592
+142

2000/2001
-
417
80
497
+47

Sub-total

1452
296
1748
+398








RCUDP Period






2001/2002
Year 1
419
131
550
+100

2002/2003
Year 2
375
143
518
+68

2003/2004
Year 3
484
258
742
+292

2004/2005

Quarters 1 & 2

(June/September)
Year 4
449
152
601
+376

Sub-total

1727
684
2411
+836








TOTAL

3179
980
4159
+1234*

*based on RPG requirements for 6.5 years

Note – some completions information becomes available after publication of the quarterly review and has to be input to the monitoring system retrospectively.
b) Existing Planning Permissions

3.6
The Housing Land Availability Database shows that as at September 2004 planning permission existed for 5054 dwellings. These comprise          3432 new build dwellings and 1622 new dwellings arising from conversions.  The new build figure of 3432 includes 521 dwellings from sites allocated for housing in the draft RCUDP. The position is summarised in Table 9.

Table 9: Commitments as at 30th September 2004


Brownfield
Greenfield
Total

Dwellings


No.
%
No.
%


New Build 
2815
82.02
617
17.98
3432

Conversions
1614
99.51
8
0.49
1622

Total
4429
87.63
625
12.37
5054

Source: Housing Land Availability Database

3.7
A study undertaken by Roger Tym for the DOE in 1991 suggested that a discount of 10% be applied to commitments to allow for those sites not likely to come forward for various reasons.  The Inspector who held the Inquiry for the adopted Calderdale UDP came to the view, when the 10% discount was suggested by an objector, that such an approach was only applicable when a shorter finite period (5 years) was involved since with a development plan looking forward 10/15 years, the rolling programme would take place before any flexibility factor would have any significant effect.  The Roger Tym approach has not been taken with the Draft Replacement UDP for similar reasons, since it is not appropriate to use this method when planning for a 15 year period within which there will be reviews leading to rolling forward of the supply, consistent with the Plan, Monitor and Manage approach.

c) Allowance For Windfalls

3.8
Windfall sites are previously developed sites that have not been specifically identified as available in the plan process. They could include, for example large sites resulting from a factory closure or very small changes to the built environment such as residential subdivisions or a new flat over a shop, DETR – Tapping the Potential, 2000 (Core Doc. No. CD168).

3.9
Guidance in PPG3 provides that an allowance can only be made for brownfield windfalls.  Monitoring information on brownfield windfalls goes back to 1st April 1999 whereas for all windfalls it goes back to 1986. In calculating the allowance for windfalls for the RCUDP known brownfield windfall levels have to be applied to the longer term figure for all windfalls. Table 10 shows the total number of all windfalls between 1/4/96 and 30/9/04 was 4053, giving an annual average of 477 pa. This compares with an average figure of 422 pa at June 2003.

Table 10: All Windfall Completions 1996 to September 2004 

Year
Brownfield
Greenfield
B/G status not recorded 
Total 


New Build
Conversions
All

Windfalls
New Build
Conversions
All

Windfalls



*1996/1997
32
214
246
50
0
50
209
505

*1997/1998
64
97
161
92
0
92
178
431

*1998/1999
172
109
281
55
0
55
108
444






0




1999/2000
210
105
315
68
0
68
-
383

2000/2001
195
79
274
106
1
107
-
381

2001/2002
152
131
283
113
0
113
-
396

2002/2003
211
126
337
87
0
87
-
424

2003/2004
290
258
548
44
0
44
-
592

2004/2005

Quarters 1 & 2
320
150
470
26
1
27
-
497

Subtotal 1999 -2004
1378
849
2227
444

446
-
2673











TOTAL
1646
1269
2915
641
2
643
-
4053











Average for all windfalls April 1996- September 2004:
477pa



Average for all windfalls April 1999 - September 2004: 
486pa



Average for all brownfield windfalls April 1999 - September 2004:
405pa



Average for brownfield new build windfalls April 1999 - September 2004:
251pa



Average for brownfield new build windfalls 2001 – 2004:
278pa



Average for all brownfield windfalls 2001 – 2004:
468pa



*brownfield /greenfield status not recorded systematically before 1/4/99

Brownfield Windfalls (new build and conversions)

3.10
In order to arrive at a trend based figure for brownfield windfalls the following calculation was undertaken:

Brownfield windfalls 1/4/99 to 30/09/04





=
2227

Total windfalls 1/4/99 to 30/09/04




=
2673

Proportion windfalls on Brownfield Land 1/4/99 to 30/09/04



=
   2227 ÷ 2673 x 100 
=
 83%

Applying this proportion to last 8.5 years (1/4/96 to 30/09/04) 


=
    83 ÷ 100 x  4053  
=
3364

Average brownfield windfalls 1/4/96 to 30/09/04 


=
    3364 ÷ 8.5  years
=
 396 pa

3.11
The average for all brownfield windfalls at September 2004 as extrapolated back to 1996 was 396 pa. This represents a slight increase on the equivalent figure at June 2003 (327 pa). 

3.12
Taking the actual trend over the last 5.5 years (the period for which brownfield/greenfield information has systematically been recorded) the figure for the number of completions on brownfield windfall sites is 405 dwellings pa. 
3.13
The UCS (Core Doc. No. CD015) showed potential for between 118 and 219 dwellings pa on brownfield sites  (scenarios 1 to 3).   These were identified sites and clearly by definition not all windfalls can be identified in advance.  This has particularly been the case recently with a number of former employment premises coming forward for housing despite being in use at the time the UCS was undertaken and UDP Policy E10 which is intended to prevent the loss of employment land and buildings. Following the first UCS and some uncertainty over windfall levels a trend-based approach has been employed in the RCUDP.  The correlation between this and the actual level of windfalls in the early part of the RCUDP plan period suggests that this trend-based figure is too low. Over the first 31/2 years of the RCUDP period brownfield windfalls averaged 468 pa, a level well above that allowed for in the Revised Deposit version of the RCUDP (295pa). This will be addressed via the Plan, Monitor and Manage approach.

3.14
Distinguishing between new build developments and conversion schemes allows the overall brownfield windfall figure to be broken down further.

Brownfield Windfalls from New Build Schemes

3.15
Employing the same approach as for the overall number of brownfield windfalls the calculation is as follows:

Brownfield New Build windfalls 1/4/99 to 30/09/04 


=
1378







Total New Build windfalls 1/4/99 to 30/09/04  


=
1822







Proportion New Build windfalls on brownfield land 1/4/99 to 30/09/04 

1378 ÷ 1822  x 100
=
76%







Apply this proportion to last 8.5 years of all New Build Windfalls (1/4/96  to 30/09/04)

   76  ÷ 100 x  2287
=
1738







Estimated average new build brownfield windfalls 1/4/96 – 30/09/04

    1738  ÷ 8.5
=
204  pa







3.16
The average for new build brownfield windfalls at September 2004 as extrapolated back to 1996 is 204 pa. This is virtually the same figure as the equivalent figure at June 2003 (205 pa). When the actual trend over the last 5.5 years (the period for which brownfield/greenfield information has systematically been recorded) is examined the number of windfall completions on brownfield new build sites rises to 250 dwellings pa (as at September 2004). In the first 31/2 years of the RCUDP the average for brownfield windfall completions on new build sites was 278 pa, again well above the figure of 205 pa in the RCUDP.

Brownfield Windfalls from Conversion Schemes

3.17 The majority of dwellings coming forward from conversion schemes are brownfield and are windfalls. Whilst sites were not systematically recorded as brownfield or greenfield prior to 1999 the majority of conversions were brownfield due to the influence of larger non-agricultural buildings such as mills. Greenfield conversions in the form of agricultural buildings (where the last known use was agriculture) were not sufficiently great in terms of overall numbers to significantly affect the average figure for the period 1986 to September 2004. This average figure for brownfield windfalls has risen from 91 units pa as at June 2003 to 105 pa at September 2004. A more conservative figure of 100 units pa is adopted for forward planning purposes in order to allow for any greenfield windfall schemes that may have taken place. The number of windfall conversions is lower than the figure for total conversions due to 19 units from a conversion scheme at Bermerside, Halifax which formed part of a larger allocated site in the Adopted UDP.  The annual completion rates for conversions are shown in Table 11. The average figure since the brownfield/greenfield status of sites was recorded has risen from 109 units pa at June 2003 (This was the figure employed in the Revised Deposit version of the RCUDP) to 154 units pa at September 2004. This reflects the current interest in conversion schemes and suggests that the allowance for windfall conversions in the RCUDP is lower than the contribution such windfalls will make over the Plan Period. This will be addressed via the Plan, Monitor and Manage approach.

Table 11:  Windfall Completions resulting from Conversions by year 1986 to 2004

Year
All Conversions
Brownfield
Greenfield

1986/1987
35
Not Known
Not Known

1987/1988
31
Not Known
Not Known

1988/1989
72
Not Known
Not Known

1989/1990
94
Not Known
Not Known

1990/1991
81
Not Known
Not Known

1991/1992
69
Not Known
Not Known

1992/1993
49
Not Known
Not Known

1993/1994
40
Not Known
Not Known

1994/1995
75
Not Known
Not Known

1995/1996
133
Not Known
Not Known

1996/1997
214
Not Known
Not Known

1997/1998
97
Not Known
Not Known

1998/1999
109
Not Known
Not Known

Sub-total
1099
N/A
N/A






1999/2000*
105
105
0

2000/2001
80
79
1

2001/2002
131
131
0

2002/2003*
126
126
0

2003/2004
258
258
0

2004/2005

Quarters 1 & 2
151
150
1

Sub-total
851
849
2






TOTAL
1950
N/A
N/A

AVERAGE 1986 TO SEPTEMBER 2004 ( 1950 ÷ 18.5) = 105

AVERAGE 1999/2000 YEAR ONWARDS (849 ÷ 18.5) = 154

*Windfall completions for these years 19 less than total completion figures due to Bermerside development, part of which was a UDP allocation


[image: image1.wmf]Graph 1: Conversion Completions 1986 to September 2004
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d) New Housing Allocations

3.18
The allocated sites are essentially based on previously developed sites in the urban areas. These are generally sites that can accommodate 50 or more dwellings and are large enough to accommodate a mix of house types including affordable housing. Some smaller sites are also allocated. Sites were selected following an appraisal based on the criteria in paragraph 31 of PPG3 (Housing). This approach was complimented by a subjective assessment of the appropriateness of individual sites. Many sites suggested by objectors to the First Deposit Draft Plan had already been considered and assessed against the criteria in PPG3 when the RCUDP was first prepared.

3.19
A number of mixed use sites will contribute to the provision of housing but it is very difficult to state exactly how many dwellings will be provided from this source. It is also difficult to know when these sites will come forward. For forward planning purposes an estimate of the number of dwellings from the mixed use sites has been included.  The proportions vary for individual sites and are based on the best information available. The number of dwellings which would be produced from a specific proportion of the site (usually 25% or 50%) at the usual densities employed for forward planning purposes (38dph for brownfield and 30dph for greenfield) has been calculated and then rounded to the nearest 10 dwellings.  Site specific information is included in Table 12.

Table 12: New Housing and Mixed Use Allocations

Site Ref
Location
Type (B or GF)
Area (ha)
Indicative Capacity
Indicative Density
Comments

PHASE 1


HS1-1
Halifax Royal Infirmary, Free School Lane, Halifax
PDL
5.4
277
51
Under Construction

Permitted 06/05/03

App No. 02/00084

HS1-2
Land adjacent Heathmoor Park Road, Abbey Park, Illingworth:
PDL
1.5
51
34
Planning Permission

29/5/03

App. No. 03/00294

Under Construction

HS1-3


Land adjacent St Giles Road, Hipperholme:
PDL
1.73
66
38


HS1-4
Former Fountain Head Brewery, Ovenden Wood Road, Halifax
PDL
9.0
300 


34
Outline Planning Application – Committee Resolution of Mindful to Permit Subject to Legal Agreement 

Resolution Date: 17/8/04

App. No. 02/00648

HS1-5
Land adjacent Keighley Road, Abbey Park, Illingworth:
PDL
5.07
193


38
Planning Permission

24/10/03

App. No. 02/00295

Under Construction

PHASE 2


HS2-1
Martin’s Mill, Pellon Lane, Halifax
PDL
0.16
57
356


HS2-2
Site of demolished school, Clough Lane/Brow Bottom Lane, Halifax
PDL
0.69
26
38


HS2-3
Site of former Pond Quarry, Lightcliffe Road, Brighouse
PDL
1.82
69
38


HS2-4
Site of demolished Queens Road School 
PDL
0.49
18
38


HS2-6
Turner Avenue South, Ovenden
PDL
0.78
30
38


HS2-7
Land at Ogden Lane, Brighouse
PDL
1.54
58
38
Outline planning application pending 

App. No. 04/01174

MU7
Mill Royd Works & Mill. Huddersfield Road, Brighouse
PDL
1.70
134
228
Planning Permission

16/10/03

App. No. 03/01381

Under Construction

MU10
Furness Avenue, Illingworth
PDL
3.47
33
38


PHASE 3


HS3 - 1
Scott Street, Walsden
GF
0.93
28
30


HS3 - 2
Land North of Millbrook House, Rochdale Road, Todmorden
PDL
0.40
15
38


HS3 - 3
Land between Cross  Lee Road and Ashenhurst Road, Todmorden
GF
1.26
38
30


HS3 - 4
Land to south of Former Lightcliffe Station & to north of Crow Nest Golf Club, Lightcliffe
GF
1.8
54
30


MU1
West of Boothtown Road, Boothown, Halifax
PDL/GF
24.5
230
38
Based on housing taking 25% of site 

MU2
Former Transco site, Mulcture Hall Road, Halifax
PDL
3.76
70
38
Based on housing taking 50% of site – Halifax Renaissance Strategy could result in housing on whole of site and at higher density

MU3
Former Horses at Work site, South Parade, Halifax
PDL
2.92
30
38
Based on housing taking 25% of site - Halifax Renaissance Strategy could result in housing on higher proportion of site

MU4
Sugdens Mill, Mill Royd Street, Brighouse
PDL
3.28
30
38


MU5
Dewsbury Road, Elland
PDL
4.43
40
38


MU6
Broad Street, Halifax
PDL
1.87
150
80
Based on proportion of site given to housing in proposed scheme (120 units at 650ft2 and 30 units at 600ft2)

MU8
Drake’s Industrial Estate, Shay Lane, Halifax
PDL/GF
3.65
36
30


MU9
Mixenden Road, Mixenden
PDL
0.41
10
38




SPECIAL POLICY







HS2-8
Lower Edge Quarry, Rastrick
GF
2.95
90
30


4
TOTAL HOUSING SUPPLY BY PHASE

4.1
Due to existing commitments it is not possible to match the supply for each phase of the RCUDP to its theoretical proportion of the RPG housing requirement. Table 13 below shows the anticipated housing supply for each of the 3 phases of the Plan.

Table  13:   Summary of Sources of Housing Supply By Phase



PHASE 1
Total
Brownfield

Greenfield

Comments



Number
Percentage
Number
Percentage


Source







Completions 1/4/01 – 30/9/04
2411
1816
75.32
595
24.68


PPs & u/c 30/9/04
5054
4429
87.63
625
12.37


Awaiting S106
0
0
0
0
0


Windfalls - New Build
205
205
100
0
0


Windfalls - Conversions
0
0
0
0
0


Allocations*
887
887
100
0
0


Sub-total
8557
7337
85.74
1220
14.26










Delete allocations with planning permission
-521
-521

0



Total*
8036
6816
84.82
1220
15.18


*Allocations with planning permission at 30 September 2004 are (Site of Halifax Royal Infirmary, Land adjacent Heathmoor Park Road, Abbey Park, Illingworth and Land adjacent Keighley Road, Abbey Park, Illingworth)

PHASE 2
Total
Brownfield
Greenfield
Comments



Number
Percentage
Number
Percentage


Source







PPs & u/c 


N/K






Windfalls - New Build
1025
1025
100
0
0
205 x 5

Windfalls - Conversions
450
450
100
0
0
90 x 5

Allocations -  Housing Sites
258
258
100
0
0


Allocations -  Mixed Use Sites
167
167
100
0
0
MU7 & MU10

Special Policy -  Lower Edge Quarry, Rastrick
90
0
0
90
100
Likely to come forward in phase 2

Total
1990
1900
95
90
5


PHASE 3
Total
Brownfield
Greenfield
Comments



Number
Percentage
Number
Percentage


Source







PPs & u/c
N/K






Windfalls - New Build*
N/K






Windfalls – Conversions*
N/K






Allocations -  Housing Sites
135
15
11
120
89


Allocations -  Mixed Use Sites**
596
463
79
133
21


Total
731
478
65
253
35










*No allowance has been included for windfalls in phase 3 as it is difficult to predict the level of windfalls so far in advance.  Monitoring will allow this information to be included in future reviews of the development plan for Calderdale.

** Sites MU1 and MU8 are a mixture of brownfield and greenfield land. In the absence of detailed development schemes and for forward planning purposes only, the parts of these sites to be developed for housing have been split 50:50 brownfield/greenfield.  This does not necessarily reflect which parts of the sites will be developed for housing.
4.2
Existing commitments mean that far more land is available in phase 1 than is required to meet this proportion of the overall housing requirement. Indeed the phase 1 supply has increased substantially since publication of the Housing Technical Paper in June 2003 due to the number of completions in the intervening period (1189) and the increase in the number of dwellings with planning permission (953). Table 7 and Graph 2 summarise the relationship between the RPG housing requirement and the provision made in the RCUDP. The requirement for provision to be made for 8100 dwellings in the period 1998 to 2016 has already have been exceeded with completions to date (4159) and commitments in the form of planning permissions (5054) totalling 9213 dwellings at September 2004.

4.3
Given the expectation from Government that the planning system must respond to the demands created by Climate Change new proposals must also contribute to sustainability in terms of location, accessibility and building design including energy efficiency. Issues centreing around Environmental Capacity (water resources etc) will form part of a more rigorous assessment of applications for residential development.

Table 14: Overall Housing Supply in relation to RPG housing requirement (at September 2004)


Plan Phase
Theoretical Target
Supply
Relationship to Annual RPG Target of 450 pa
Progress Towards RPG Requirement of  8100

RPG period Prior to RCUDP 1/4/98 to 31/3/01
1350
1748
+ 398


AT END PERIOD 1998/2001
1350
1748
+398
- 6352







Phase 1 of RCUDP 1/4/01 to 31/3/06
2250
8036
+ 5786


AT END PHASE 1
3600
9784
+  6184
+1684



Phase2 of RCUDP 1/4/06 to 31/3/11
2250
1990
- 260


AT END PHASE 2
5850
11774
+ 5924
+3674



Phase 3 of RCUDP 1/4/11 to 31/3/16
2250
731
- 1519


AT END PHASE 3
8100
12505
+4405
+4405


[image: image2.wmf]Graph 2: Housing Supply Compared With Regional Planning 
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4.4
Given the level of existing commitments it is currently difficult to control the precise order in which sites will come forward.  The anticipated order of development for the housing allocations is shown in Diagram 1. This indicates in broad terms the anticipated time when sites will come forward. Clearly this becomes less certain the further ahead one looks but adjustments will be made via the monitoring process to take account of windfalls and the mixed use sites coming forward. The mixed use sites are not included in Diagram 1 since it is much more difficult to predict when they will be developed, given the greater number of factors associated with developing such sites. Of the 5 sites in phase 1, 3 already have planning permission whilst a 4th (HS2-4 - site of the Former Fountain Head Brewery) is the subject of a planning application which is at an advanced stage of consideration. Should planning permission be granted for this site, then it is likely that development will be completed in the early part of phase 2. This would, however, do little to reduce the over-supply in phase 1. The remaining phase 1 site (HS1-3: St Giles Road – 66 dwellings) could be moved back to phase 2 of the Plan. The phase 2 sites themselves could be moved back to phase 3. Given that phase 1 still has over a year to run (until 1/4/06) and that draft new housing figures will be released as part of the RSS process by April 2005, it would be prudent at this stage to await the outcome of the RSS before re-assessing the 2nd and 3rd phases of the Plan in order to assess how any future housing requirement will be met. 

Diagram 1: Indicative Development Timetable of Allocated Housing Sites





2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016 

5
PREVIOUSLY DEVELOPED LAND TARGET

5.1
The target in RPG for the proportion of housing on previously developed land is 74% but is to be modified in the light of the results of the UCS. The brownfield target in the RCUDP is based on the proportion of brownfield sites in each of the component parts of the housing supply as recorded in Table 13 above.  This is summarised in Table 15 below. The target figure in the RCUDP is based on sites in phases 1 and 2 since there is much more uncertainty looking ahead as far as phase 3 which also includes the majority of the mixed use sites. The timing of development for these sites is more complicated given the wide range of issues associated with their development. Table 15 summarises the brownfield/greenfield status of the housing supply in each phase and in the Plan Period as a whole. The proportion of the housing supply on brownfield land for phases 1 and 2 has increased from 83% to 86.9% since the publication of the housing Technical Paper in June 2003. Adding in the phase 3 sites only lowers this figure to 85%. These figures clearly justify the 85% target in the RCUDP

Table 15: Summary of Brownfield/Greenfield Split of Housing Supply in UDP Plan Period (2001-2016)


Total Dwellings
Brownfield
Greenfield

Period/Plan Phase

Number
Percentage
Number 
Percentage

RPG period Prior to RCUDP 1/4/98 to 31/3/01*
1748
1014*
N/A
609*
N/A








Phase 1 of RCUDP 1/4/01 to 31/3/06
8036
6816
84.8
1220
15.2

Phase2 of RCUDP 1/4/06 to 31/3/11
1990
1900
95
90
5

TOTAL FOR PHASES 1 AND 2
10026
8716
86.9
1310
13.07



Phase 3 of RCUDP 1/4/11 to 31/3/16
731
478
65
253
35

TOTAL FOR PHASES 1, 2 AND 3
10757
9194
85.5
1563
14.5

* Brownfield/Greenfield status not recorded systematically in this period and therefore sum of figures for sites recorded as brownfield and greenfield is less than that for all completions in this period.

6 CONCLUSION

6.1
Provision has been made to meet the housing requirement in RPG12, even before the end of phase 1 of the RCUDP has been reached. In accordance with the Plan, Monitor and Manage approach steps are required to address this oversupply of housing land. However, it is premature to address this situation at the moment due to the forthcoming publication of the draft new RSS. This will provide an appropriate context for the consideration of housing supply. It also takes on even greater significance given that the RSS will form part of the development plan under the new planning system introduced by the Planning and Compulsory Purchase Act 2004. Any review must be comprehensive and informed by the new RSS. It will also be accompanied by a detailed re-assessment of the Green Belt boundary, something which has not taken place since the adoption of the Green Belt Subject Local Plan (March 1989) which will be undertaken as part of the preparation of the Local Development Framework. 

December 2004

Provision September 2004
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