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House Builders Federation Representations to the

Yorkshire and Humber Regional Spatial Strategy

Housing Consultation Papers
Paper 3: HOUSING And Paper 3a:Distribution of Housing
General Comment

The following text is a combined response to both RSS Housing topic consultation papers 3 and 3a, and seeks to provide an industry perspective on housing supply and demand and the general approach to its spatial distribution.  This industry response has been the subject of consultation with the major and medium sized volume house builders in this region and has their general support. 

Over these past few months the HBF have been actively engaged with the house builders and their planning representatives regarding RSS, RES and RHS consultations with the intention of agreeing a coordinated response to overall regional housing provision and related policies on regeneration and the delivery of affordable housing. However, as industry representatives, we are unable to comment on the finer detail of housing distribution as outlined in Paper 3a and would still expect to see individual representatives at the RSS EiP on those matters.

The following response broadly follows the pattern of questions asked in Papers 3 and 3a and seeks to define regional housing supply and demand under the following headings.

· Economic Performance and projections

· Market Signals and demand indicators

-
House Prices

-
Vacancy rates

-
Homelessness

-
LA housing waiting lists

-
Shared and Concealed Households

· Relationships between the Economy and the Market

· Demolitions – approach to Net, Gross and vacancy rates

· Regional Housing Need – 5 year blocks

· Distribution – approach to weightings

Throughout this response, we refer to graphs and tables drawn from numerous sources to show the significant shifts in economy and housing demand since the formation of RPG12 policy based upon 1999/ 2000 base data.

1. Economic Performance and Projections

1.1 The Yorkshire and Humber Economy

Consultation Papers 3 and 3a consider the role of economic forecasts and how they may or may not influence the need for additional housing.  It is noted that RPG12 added a further 5,000 dwellings to the requirement for the period 1998-2016 to take account of improved economic performance.    This RPG12 nominal 5,000 dwelling increase over the plan period equates to approximately 278 dwellings per annum.

From the information available, it is unclear as to how this additional 5,000 dwelling requirement was calculated and what forecast assumptions on regional GDP growth were made. 

As we move forward, it would appear that GVA has now replaced GDP as the means of expressing future economic growth.  Indeed the Northern Way Growth Strategy appears to be based upon growth assumptions monitored in terms of GVA.  Therefore, in order for RSS to align itself with any emerging growth forecasts made by the Northern Way team, we consider GVA should replace GDP when considering regional economic performance.

With respect to actual GVA growth since the formation of RPG12 policies based upon available data from the late 1990’s it is worth considering what has happened since that time.

Graph 1.1 below charts the progress of the Y&H economy over the past 10 years and compares Y&H growth against the UK average and that of the more prosperous South East region.
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Graph 1.1
Economic Growth (%) 1994 – 2004 (ONS: GVA stats Dec 2004)
Graph 1.1 illustrates the growth in the Y&H economy since 1999 from a low growth rate of 3.3% to a current rate in excess of 5%.  It is also worth noting that for the past 3 years, the Y&H regional economy has grown at a faster rate than the UK average and at a rate above that experienced in the South East region.  

This higher rate of regional economic growth has in turn reversed the population decline from the Y&H region and had a direct impact on the need for additional housing.

1.2 The role of household formation and population projections

The HBF consider it essential to make best use of all most up to date information.  However, we note the most recent household formation projections and population projections are interim and therefore request the Regional Assembly make best use of all available information when considering housing supply and demand.

1.3 Migration patterns

With respect to population migration, we note the comments made in the NLP Y&H Methodology Report (Jan 2004) paragraphs 4.10 to 4.17.   In considering both inter-regional and international migration flows, the NLP report notes the more recent and substantial increases of inward migration but then goes on to suggest that these may be a temporary phenomenon that are in need of further monitoring.

To obtain a better understanding of recent trends, we have converted the data in graphical form as shown below.

Graph 1.2
Inter-regional migration – Y&H region (NLP Y&H Report 2004)
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Graph 1.3
International migration – Y&H region (NLP Y&H Report 2004)
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Whilst we acknowledge and, to some extent appreciate the NLP note of caution regarding the above two trends, we are concerned that both Papers 3 and 3a fail to pick up on these trends and that the Regional Assembly have not sought to follow through the suggested additional monitoring.

	The HBF consider the sharp rise in inward migration since 2000 was not envisaged in RPG12 and should be factored into RSS projection work from 2001.


1.4
RSS Economic Projections

Consultation Paper 3 asks in Questions 1, 2 and 3, what level of economic performance should be considered in RSS and is it reasonable to roll forward the RPG12 5,000 additional dwellings assumptions.

In response to the questions, the HBF consider it would be unreasonable to use the RPG12 projection given the Y&H regional economy has recovered from the severe mid 1990’s economic downturn that resulted from the closure of many of its heavy industries.  Since 2000, the Y&H has consistently grown at a faster rate than the UK average and there appears no good reason to suggest why this may not continue for many more years to come.

Whilst the Northern Way Growth Strategy is a fairly new concept with many of its  initiatives still to see the light of day, there now appears to be a recognition that the Y&H economy has room to improve and higher targets of economic output can be achieved.  Although much of this growth is intended to come about by improving productivity and reducing worklessness, any increase in economic well-being is likely to continue to act as a magnet to economic migrants from outside the region.

In the Northern Way Progress Report – January 2005 Action Plan, Section C9 outlines a number of key principles which should be featured in the three northern regional RSS.  The first of these principles relates to our comments above and reads as follows:-

“Demonstrate how housing proposals are derived from the city regions economic prospects along with migration and household formation forecasts.”

From this, the HBF assume that RSS will have considered economic growth scenarios and tabled these scenarios as part of RSS consultation work.

To date, we note the NE RSS has included an aspirational approach to housing need and linked that need to economic growth forecasts.   Through our involvement on the North West Housing Need steering Group, we are also aware that NWDA have been requested to produce three economic growth scenarios to indicate the likely level of new housing requirement.   Those three scenarios are as follows:-

· Trend: Past 5 years growth projected forward (circa GVA 4% growth)

· Trend: Past 3 years growth projected forward (circa 5% GVA growth)

· Northern Way Aspiration City Regional growth (? Assuming a sub-regional split with a range of 4,5 and 6%)

	Economy and Housing

The HBF consider the RSS should include an up to date economic forecast (GVA growth) to justify the likely level of housing requirement over the plan period (2004 – 2021) and consider actual economic growth for the period 2001-2004 should build rates in that period be used to amend provision in the period 2004 – 2021.

In any supporting Housing technical background papers, the RSS should show a range of economic projections and outline how demand for housing changes according to regional and sub-regional and City Region economic performance.

The involvement of Yorkshire Forward and the linkages between RSS, RES, RHS and the Northern Way are critical to ensure the correct number of new homes built in the right locations to match economic need.




2. Market Signals and Demand Indicators

2.1 House Prices

Whilst house prices are useful indicators of market trends, we are not convinced that RSS is flexible enough to react to housing market prices.  Rapid changes in house prices in the Y&H region over the past two years have been the product of much wider influences in the financial markets with a combination of low interest rates, poorly performing stock markets and a south to north price ripple effect brought about by housing supply shortages in the South East region.

That said, it is worthy to note that house prices in the South East region are showing signs of increase once more – a sure sign that housing supply is not keeping pace with demand even though there is general recognition that house prices have reached an unsustainably high level.

Whilst we consider the Y&H region currently offers a more stable housing market, it would be wise not to overlook what can happen to a region when housing supply is restricted at times of high demand.

In response to Paper 3, question 4, the issue of hot-spots becomes more critical in the high value areas of North Yorkshire and the East Riding.  It is therefore appropriate that this issue should be addressed under the ‘affordability’ heading on a sub-regional basis in housing distribution.

2.2 Vacancy Rates

The HBF are concerned that very little is said in papers 3 and 3a about the rapidly decreasing vacancy rate and its inter-relationship with economy growth, rates of new build, migration patterns and demolitions.
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Graph 2.1
Y&H Vacancy rates 2000 – 2004 (HIP Returns, emptyhomes.com)
Graph 2.1 above provides a useful update on vacancy rate reduction in recent years and shows a significant fall since 2001.     In the period 1999 to 2001, the Y%H vacancy rate hovered around 4.6% and influenced much of the CURS research – this in turn influenced RPG12 policy.  At that time, high vacancy rates were a product of a poorly performing economy and a continued trend of outward migration.

	In 2004, vacancy rates had fallen to 3.8% and at current rates are likely to fall below the RPG12 3.5% target by 2006.
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Graph 2.2 
Y&H Vacancy rates (%) and Y&H GVA growth (%)

From graph 2.2 above, there appears to be correlation between reducing vacancy rates and an improving regional economy.   Whilst some will rightly suggest that reducing vacancy rates are a product of demolitions, it is worth noting that vacancy rates are reducing at an annual average rate of 5,300, almost twice the annual rate of demolitions.

Given the above trends, the HBF have some concerns surrounding the drive towards low vacancy rates without having regard to housing market stress.  Currently, certain housing markets within the Y&H region are reporting vacancy levels below 2.5%.  Unsurprisingly, those markets include areas such as York, Harrogate and other higher value areas.   Whilst on one hand very low vacancy rates display a healthy high demand for housing of all types, this situation also represents a housing market with very little flexibility and high house prices  - this in turn offers little economic mobility.

2.3 Homelessness

Graph 2.3
Y&H and SE Regions Homelessness trends -  000’s

 [ODPM Dec 2004]
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Concern surrounding the increase in statutory homelessness is a national issue and a product of many factors including the market shift from social to private sector ownership.  From the ODPM Homelessness stats web-site, we note since 1999/00 homelessness in England has risen by 30%.

However, the Y&H region over that same period has increased from 8,380 homeless households in 1999/00 to 16,150 homeless households in 2003/04, an increase of 93%. 

Whilst the HBF acknowledge homelessness is a product of many factors, it does provide an indicator of rising stress with Y&H housing markets.

2.4 Local Authority Waiting Lists
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Graph 2.4
Y&H Local Authority Waiting Lists and Y&H House Price 

Comparison

Using information obtained from the 2004 Y&H Annual Monitoring Report, Graph 2.4 above charts the rising number of households on Local Authority waiting lists in the Y&H region.  On the same chart we have shown the corresponding rise in regional house prices.

2.5 Shared and Concealed Households

Question 5 of the Consultation Paper 3 asks if it is reasonable to roll forward the RPG12 assumption of adding 6,000 dwellings to total housing provision figure.  Paragraph 21 rightly points to the similarity of total households in shared and concealed circumstances in the data sets for the 1996 projections and those derived from the 2001 census.

On that basis alone, it would seem reasonable to roll forward that assumption.  However, on the market indicator data provided in the graphs above, it would appear that the majority of market stress in this region has occurred since 2001.

	The HBF would warn against using 2001 data and request the Regional Assembly consider undertaking a number sample checks to identify any regional or sub-regional increases.  We are informed work is ongoing in the rural areas of North Yorkshire and would be keen to see any observations on trends built into RSS assumptions.


3. Relationship between the Economy and the Market

Without doubt, there has been an increase in demand for housing in the Y&H region since 2001.  This can be observed in the rates of completions since that time and is shown in graph 3.1 below.

Graph 3.1
Y&H New Build Completions 1999-2004 [Y&H AMR 2004]
[image: image9.wmf]0

5000

10000

15000

20000

1998/99

1999/00

2000/01

2001/02

2002/03

2003/04

build

Since 1999, there has been a steady increase in house building through to 2004, increasing in that period from 14,000 to 17,000 per annum.  However, even though there has been a steady increase in new housing supply to reflect growing demand in a strong regional economy, the HBF remain uncertain as to whether these increasing rates of completion are keeping pace with actual demand.

When considering demand, Graph 3.2 below considers all of the relevant factors together.   
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Graph 3.2
Y&H Combined Trends

	Market Trends

The rate of housing completions over the past three years has averaged 16,600.  Whilst this rate shows a steady increase, it is fair to assume that build rates don’t respond to rapid shifts in regional economic fortunes given the industry is more widely constrained by workforce capacity and the relationship between delivery and the planning system.

From information outlined above, we can see the annual rate of demolitions in Y&H appears to be running at approximately 2,700 units, again the annual rate of demolition is not influenced by short term movement in the economy.

Therefore, from graph 3.2 it would be reasonable to assume that at times of a strong regional economic performance, economic growth has more of an influence on housing demand and a direct impact on vacancy rates than the rate of new build. 

Graph 3.2 also shows that the rate of current house building is not undermining the regional policy drive to reduce vacancy rates to 3.5% by 2016.   

  


4.  Demolitions – approach to Net, Gross and Vacancy rates 

4.1
RPG12, demolitions and vacancy rates

RPG12 assums a gross housing requirement of 14,670 per annum for the period 1998 – 2016.    Within this figure, there is a replacement for demolitions of 1,100 per annum based upon Local Authority estimates that some 20,000 dwellings would be demolished between 1998 and 2016 (RPG12 para 6.17).  Also, within that same paragraph, reference is made to Policy H5 in that RPG12 sets a target to reduce the region’s average vacancy rate from 4.6% in 2000 to 3.5% by 2016, a rate reduction of approximately 1,500 units per annum.

Since the recorded 4.6% in 2000, and as shown on graphs 2.1 and 2.2 above, in 2004 a vacancy rate of 3.8% was recorded – this represents an annual rate of reduction of approximately 5,000 per annum.   At current rates, vacancy is likely to fall below the RPG12 3.5% target by 2006.

4.2
NE RSS ‘Sub-Regional’ approach 

Question 6, 7 and 8 in the Consultation Paper 3 question the need for a regional approach to demolitions and vacancy rate reductions.

In response, the HBF would advise the Y&H regional Assembly consider the approach taken by the North East Regional Assembly in their consultation draft RSS.  The NE RSS adopts a sub-regional approach to demolition replacement in that it recognises that certain sub-regions will be required to deliver the bulk of demolitions and replacements as part of their housing market restructuring programmes.  In addition, the NE RSS ties the rate of replacement for demolitions to a desire to reduce vacancy rates in certain sub-regions and suggests 80% replacement in the first plan period and 100% replacement in later stages once vacancy rates have been achieved. 

It should be noted that the NE RSS builds in marginally higher rates of demolition and replacement than recent trends to reflect the more aspirational requirements contained within the Northern Way Growth Strategy.   Also, demolition rates are expressed at sub-regional level for the entire plan in three distinct blocks. 

The HBF regard the NE RSS approach to vacancy rates and demolitions to be both sensible and transparent.

In the first instance, the NE RSS avoids reducing total regional provision to achieve a notional regional average vacancy rate – as a result, it avoids reducing provision in certain sub-regions where vacancy rates are already well below the regional target.

For example, the average North Yorkshire vacancy rate is approximately 3%, there would be a requirement to replace 100% of all demolitions in each 5 year block.

Secondly, this approach to demolition reduces the pressure on any individual district to achieve a demolition target whilst at the same time delivering a policy message to a sub-regional strategy that regeneration of the housing stock remains a high priority when considering future housing investment.

With respect to where and when, we note West Yorkshire accounts for 40% of all  demolitions whilst North Yorkshire accounts for only 10%.   Sub-regional demolition requirements are likely to continue in similar proportions to current trends based upon regeneration initiatives and Pathfinder funding. 

	Vacancy rates and replacement demolitions

In considering vacancy rates, the HBF suggest the Y&H RSS sets realistic sub-regional targets of between 3 and 3.5% and possibly individual targets for certain Districts for the period 2011, 2016 and 2021 where vacancy rates fall well outside this band (above and below).  

In considering gross house building rates, the HBF recommend a sub-regional approach to demolition replacement that seeks to achieve the desired vacancy rate target for each sub-region and maintain that rate for the remainder of the plan period.

Demolition and replacement rates should be expressed in 3 distinct time periods with a Northern Way aspiration approach adopted beyond 2011 to suggest a regional demolition and replacement target of 5,000 units per annum. 




5.
HBF Estimate of Y&H Housing Supply and Demand 2004 - 2021

5.1
Y&H annual housing supply 2001 - 2004

RSS Consultation Papers 3 and 3a both appear to suggest that the period 2001 to 2004 will be taken into account when considering forward provision for the period 2004 – 2021.   Indeed, Paper 3, Table 1, implies a degree of  ‘over-build’ in the initial period and indicates the over-build will be clawed back at later stages.

The HBF have some serious concerns with this approach and believe the rate of build in the period 2001 – 2004 was probably well below the actual level of demand.  By adopting a simplistic approach to considering housing supply in that period, the following equation can be considered:-

(New build + vacancy rate reduction) – (demolitions)

16,000 +  5,000 -  2,700  
=  18,300 dwellings per annum
It should be noted that this is actual housing supply, and may not be the annual demand given we lack the shared and concealed household data for that same period.

Whilst this level of supply is clearly above the level of actual completions, we must also consider what has happened to the vacancy rates within the regional and consider all other related trends as outlined in Section 2 of this response.

	Given regional vacancy rates have fallen at three times the RPG12 predicted rate it might be best not factor in under or over-build into the RSS housing provision for 2001 to 2004 and use that period to reflect on trends and a measure of housing demand when regional GVA growth exceeds 5%.  




5.2 Y&H Housing Demand 2004 – 2021

The following HBF estimate of housing need is intended for discussion only and may not reflect the actual HBF response to the RSS formal consultation process.  

Graph 5.1 below examines GVA growth and housing supply for the Y&H region for the period 2000 to 2004 and shows both new build and the net vacancy rate having deducted for demolitions.  
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Graph 5.1
Y&H Housing Supply 2000 to 2001 for GVA growth 3 to 6%

From Graph 5.1, it is safe to assume that an ODPM Household Formation forecast of 12,800 per annum for the Y&H region for the period 2002 to 2021 is only part of a more complex picture and the 1996 based annual household formation rate of 11,800 in current RPG 12 appears to be a bit on the low side.

	Having regard to the above, the HBF believe estimates can be made for each sub-region and distributed to include a series of simple assumptions:-

· Regional GVA growth 2004 – 2021 between 3 and 6% to reflect past sub-regional trends, City Region forecasts and policy desires.

· Demolitions 2004 to 2011 @ 3,000 p.a. and 5,000 p.a. 2011 to 2021 to reflect Northern Way strategy

· Vacancy rates reduced from 3.8 in 2004 to 3.0% by 2011 and maintained around 3% until 2021

· Shared and Concealed households to be reduced by 10,000 for the period 2004 to 2021  [assuming no further work is undertaken]   

The HBF requests RSS sets specific policy targets for gross new build linked to demolition replacements and vacancy.   Based upon current trends, new build should be approximately 18,500 per annum for the period 2004-2011 and 22,000 per annum for the period 2011 to 2021 on the assumption that vacancy rates are near to 3% and demolitions are increased to 5,000 per annum.  




6. Distribution – approach to weightings

The HBF support the use of the Nathaniel Lichfield model and accept that some form of policy weighting should be applied in order to delivery a sustainable strategy.   That said, there is nothing in the formation of the excel spreadsheet that would prevent sub-regional approaches to be taken that would then allow for a district level distribution to be apportioned according to sub-regional housing priorities and in the weighting system to be adjusted according to each District’s role in the Northern Way City Region approach. 

With respect to the weighting system proposed, the HBF considers it to be unnecessarily complicated and possibly excessive.   Apart from the ‘affordability’ weighting, the 4 other categories are all aimed at directing a higher proportion of housing to the urban centres.  As a result, whichever of the three scenario approaches are taken, there is a strong bias towards the core cities.

This is reflected in the latest run of the model and is best witnessed between the adjoining Districts of Leeds and Selby.  Given the two Districts are separated by the A1(M) and both sit immediately adjacent to the M62 (Northern Way corridor) the current weighting system appears to operate too aggressively. 

In areas of ‘over-weighting’ (e.g. Leeds and Sheffield) there then becomes an issue surrounding the delivery of housing to satisfy the demand from all household types.   Whilst the HBF would support the requirement to focus new housing in areas of economic growth, we would warn against any distribution model that shoe-horns the bulk of new provision into a limited number of districts.  Housing delivery within any one area is limited by market demand and industry capacity. 

	As a result, the HBF recommend the weighting system be reduced to 3 factors and suggest the following groups:

· Urban Renaissance – to continue the main RSS priority of regeneration

· Economic Growth – to take account of Northern Way aspirations and to cater for affordable housing to maintain local economies

· Environmental Capacity – to include sustainable locations and factor in urban capacity

The HBF request the spreadsheet be modified to reduce the weighting factors to a single tier and applied to accord with sub-regional priorities.  We would also recommend applying equal weight to the 3 policy elements, again to simplify the process and provide a better balance to the distribution process.

Whilst all of the reality checks suggested are useful, there is no means of using these checks to influence the model that would then adjust district level housing allocations in a transparent manner.

Given the HBF remain unconvinced over the compatibility of many Urban Capacity Studies across the region, we strongly suggest that their findings are not factored into the distribution model. 




7. Other Policy Issues

7.1 Brownfield Targets

The RSS should set a provisional target for brownfield development in a similar way to the current RPG.  However, we recommend the target is set having regard to the actual level of brownfield development in each District for the past 3 years and is mindful of the level of brownfield planning applications approved in each District over that same period.

7.2 Affordable Housing

So far, we note very little has been said about a possible ‘affordable housing’ policy and possible district level targets.  The HBF would welcome a discussion with the Regional Assembly and GOYH on this matter prior to the publication of a consultation policy.

THE HOUSE BUILDERS FEDERATION
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Sheet1

																																Series MN no.29 Table 2.8

		Table 2.8    Total International migration:																														Countries of the United Kingdom and

		time series 1991 to 2002																														government office regions of England

		area of destination or origin within the United Kingdom																														thousands

		Year		North West				Yorkshire and				East Midlands				West Midlands				East				London				South East				South West

								the Humber

		Inflow

		1991		17.6				21.9				13.9				16.4				28.0				116.0				52.8				20.8

		1992		21.5				14.5				12.5				9.8				23.1				89.1				50.2				17.7

		1993		15.9				17.6				11.9				15.8				20.9				90.1				47.5				16.9

		1994		22.2				15.2				13.9				19.8				27.1				110.7				52.0				16.8

		1995		19.9				14.5				11.3				18.0				21.0				130.8				54.7				16.0

		1996		17.8				13.9				14.3				24.7				25.3				126.6				46.4				18.5

		1997		21.2				16.2				15.0				16.3				19.6				135.2				42.2				21.3

		1998		25.8				15.5				14.0				17.3				28.0				174.6				60.4				19.3

		1999		29.4				18.8				13.1				15.3				28.4				214.5				73.7				21.9

		2000		26.5				30.1				15.3				23.0				32.7				222.9				64.3				30.0

		2001		34.5				27.4				14.8				39.4				27.1				199.2				65.3				24.9

		2002		35.7				30.5				26.7				36.3				37.0				202.0				68.5				26.8

		2003

		2004

		2005

		Outflow

		1991		-22.0				-16.5				-9.1				-20.9				-24.6				-83.5				-42.8				-21.8

		1992		-20.6				-17.1				-13.5				-15.6				-26.1				-75.4				-44.4				-21.5

		1993		-17.0				-13.6				-13.1				-15.4				-29.4				-77.9				-48.3				-15.4

		1994		-15.2				-11.4				-10.2				-13.2				-26.6				-82.1				-30.5				-14.8

		1995		-24.4				-13.9				-11.9				-12.5				-17.2				-65.2				-40.5				-21.8

		1996		-21.0				-12.1				-11.4				-20.2				-16.1				-72.0				-56.0				-16.4

		1997		-12.1				-14.4				-15.0				-12.5				-21.4				-89.6				-42.7				-19.2

		1998		-17.6				-12.6				-10.2				-11.9				-20.6				-87.9				-34.2				-17.5

		1999		-25.5				-16.9				-16.6				-17.7				-22.1				-101.1				-45.1				-18.0

		2000		-20.3				-13.3				-17.4				-16.6				-20.1				-102.5				-64.4				-22.8

		2001		-22.6				-18.5				-12.6				-16.9				-29.8				-94.8				-50.1				-19.5

		2002		-22.3				-20.3				-16.2				-23.6				-28.4				-107.1				-60.1				-26.8

		2003

		2004

		2005

		Balance

		Year		Net Migration		Inter Regional

		1991		-0.4		-400.0		+5.4				+4.8				-4.6				+3.4				+32.5				+10.0				-1.0

		1992		+1.0		-1000.0		-2.6				-0.9				-5.7				-3.0				+13.7				+5.9				-3.8

		1993		-1.1		-2500.0		+4.0				-1.2				+0.5				-8.5				+12.3				-0.8				+1.5

		1994		+6.9		-4400.0		+3.8				+3.8				+6.6				+0.5				+28.5				+21.5				+2.0

		1995		-4.5		-6800.0		+0.6				-0.5				+5.5				+3.9				+65.6				+14.2				-5.8

		1996		-3.2		-7400.0		+1.8				+2.9				+4.5				+9.3				+54.6				-9.5				+2.1

		1997		+9.1		-7300.0		+1.8				+0.0				+3.9				-1.7				+45.5				-0.5				+2.1

		1998		+8.2		-4900.0		+2.9				+3.8				+5.4				+7.4				+86.7				+26.3				+1.8

		1999		+3.9		-1800.0		+1.9				-3.5				-2.4				+6.2				+113.3				+28.6				+3.9

		2000		+6.2		+800.0		+16.8				-2.1				+6.4				+12.6				+120.4				-0.1				+7.2

		2001		+11.8		+900.0		+8.9				+2.2				+22.6				-2.7				+104.4				+15.1				+5.4

		2002		+13.4		+5100.0		+10.2				+10.4				+12.7				+8.6				+94.9				+8.4				+0.0

		2003

		NW Flows		-8,781		-8,855		-8,608		-10,126		-12,057		-8,968		-10,971		-12,041		-9,524		-5,098		-4,158		1,400.0		5,200
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Sheet1

																																Series MN no.29 Table 2.8

		Table 2.8    Total International migration:																														Countries of the United Kingdom and

		time series 1991 to 2002																														government office regions of England

		area of destination or origin within the United Kingdom																														thousands

		Year		North West				Yorkshire and				East Midlands				West Midlands				East				London				South East				South West

								the Humber

		Inflow

		1991		17.6				21.9				13.9				16.4				28.0				116.0				52.8				20.8

		1992		21.5				14.5				12.5				9.8				23.1				89.1				50.2				17.7

		1993		15.9				17.6				11.9				15.8				20.9				90.1				47.5				16.9

		1994		22.2				15.2				13.9				19.8				27.1				110.7				52.0				16.8

		1995		19.9				14.5				11.3				18.0				21.0				130.8				54.7				16.0

		1996		17.8				13.9				14.3				24.7				25.3				126.6				46.4				18.5

		1997		21.2				16.2				15.0				16.3				19.6				135.2				42.2				21.3

		1998		25.8				15.5				14.0				17.3				28.0				174.6				60.4				19.3

		1999		29.4				18.8				13.1				15.3				28.4				214.5				73.7				21.9

		2000		26.5				30.1				15.3				23.0				32.7				222.9				64.3				30.0

		2001		34.5				27.4				14.8				39.4				27.1				199.2				65.3				24.9

		2002		35.7				30.5				26.7				36.3				37.0				202.0				68.5				26.8

		2003

		2004

		2005

		Outflow

		1991		-22.0				-16.5				-9.1				-20.9				-24.6				-83.5				-42.8				-21.8

		1992		-20.6				-17.1				-13.5				-15.6				-26.1				-75.4				-44.4				-21.5

		1993		-17.0				-13.6				-13.1				-15.4				-29.4				-77.9				-48.3				-15.4

		1994		-15.2				-11.4				-10.2				-13.2				-26.6				-82.1				-30.5				-14.8

		1995		-24.4				-13.9				-11.9				-12.5				-17.2				-65.2				-40.5				-21.8

		1996		-21.0				-12.1				-11.4				-20.2				-16.1				-72.0				-56.0				-16.4

		1997		-12.1				-14.4				-15.0				-12.5				-21.4				-89.6				-42.7				-19.2

		1998		-17.6				-12.6				-10.2				-11.9				-20.6				-87.9				-34.2				-17.5

		1999		-25.5				-16.9				-16.6				-17.7				-22.1				-101.1				-45.1				-18.0

		2000		-20.3				-13.3				-17.4				-16.6				-20.1				-102.5				-64.4				-22.8

		2001		-22.6				-18.5				-12.6				-16.9				-29.8				-94.8				-50.1				-19.5

		2002		-22.3				-20.3				-16.2				-23.6				-28.4				-107.1				-60.1				-26.8

		2003

		2004

		2005

		Balance

		Year		Net Migration

		1991		+5.4				+5.4				+4.8				-4.6				+3.4				+32.5				+10.0				-1.0

		1992		-2.6				-2.6				-0.9				-5.7				-3.0				+13.7				+5.9				-3.8

		1993		+4.0				+4.0				-1.2				+0.5				-8.5				+12.3				-0.8				+1.5

		1994		+3.8				+3.8				+3.8				+6.6				+0.5				+28.5				+21.5				+2.0

		1995		+0.6				+0.6				-0.5				+5.5				+3.9				+65.6				+14.2				-5.8

		1996		+1.8				+1.8				+2.9				+4.5				+9.3				+54.6				-9.5				+2.1

		1997		+1.8				+1.8				+0.0				+3.9				-1.7				+45.5				-0.5				+2.1

		1998		+2.9				+2.9				+3.8				+5.4				+7.4				+86.7				+26.3				+1.8

		1999		+1.9				+1.9				-3.5				-2.4				+6.2				+113.3				+28.6				+3.9

		2000		+16.8				+16.8				-2.1				+6.4				+12.6				+120.4				-0.1				+7.2

		2001		+8.9				+8.9				+2.2				+22.6				-2.7				+104.4				+15.1				+5.4

		2002		+10.2				+10.2				+10.4				+12.7				+8.6				+94.9				+8.4				+0.0





Sheet1

		0

		0

		0

		0

		0

		0

		0

		0

		0

		0

		0

		0



Net International Migration

Year

000s

North West International Migration

0

0

0

0

0

0

0

0

0

0

0

0



Sheet2

		





Sheet3

		






_1143898604

