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A review of the Regional Strategies and how they relate to the HBFs case for Increased Housing Growth

1.0
Introduction 

1.1
The following Background Paper provides further justification for increased housing growth within the South West Region.  This report examines supporting regional strategies such as the Regional Economic Strategy (RES), the Integrated Regional Strategy and Strategic Sustainability Assessment (SSA) to determine where anticipated future housing growth will arise.

1.2
Firstly, the paper sets out the methodology used to generate Table 1 of the HBF’s Background Paper; found at the back of this document.  Secondly, the paper examines the non-spatially specific strategies and outlines relevant points at the regional level.  Following this, the spatially specific documents are analysed.  Table 2 summarises this analysis, highlighting where the HBF suggested levels of growth, are supporting an element of another regional strategy.  The evidence is presented by Housing Market Area in order to provide a more detailed justification and for ease of reference and comparison to the Table 1 and the SWRSS.

2.0
Methodology 
2.1
The HBF have provided an alternative housing requirement based upon the ONS 2003 Household Projections.  This requirement is outlined in Table 1 of the HBF’s Background Paper.

 

2.2 The ONS 2003 Household Projections issued in 2006 were provided at sub regional levels, with each sub region providing district level data too.  The HBF combined these districts into Housing Market Area level, to provide a comparison with the approach taken in the SWRSS.  The Household Projections however did not identify the Isles of Scilly, Exmoor or Dartmoor National Parks as separate districts, and hence figures from ONS for these areas were not available separately and hence these cells are blank in the first two columns of Table.  

2.3 Table 1 shows the figures available from ONS Household Projections, in the first column, and this is then apportioned to provide percentages in the second column.  For example, the West of England HMA is projected to increase by 6150 dwellings per annum between 2006 and 2026.  Of the total increase for all sub regions (26950), this represents 22.82% of the Regions projected household increase.

 

2.4
These percentages were then applied to an annual dwelling requirement of 30,000.  The HBF supports an annual requirement of 30,000 dwellings, a position that is explained in this Background Paper and also in representations to Policy HD1/Table 4.1/ Table 4.2 of the SWRSS.

 

2.5
Table 1 shows how 30,000 dwellings per annum would be distributed across the Region.  Firstly, from the 30,000, the dwelling requirement of the Isles of Scilly and the National Parks must be deducted, because the ONS projections did not identify these areas separately and thus a percentage could not be derived and applied to these areas in a 30,000 dwelling per annum scenario.

 

2.6
The National Parks’ and Isles of Scilly requirements stayed the same as the SWRSS suggests, even within a dwelling requirement of 30,000, with the exception of a slight increase in the Dartmoor National Park, (reflecting its larger proportion overall within the original figures in Table 4.1 of the SWRSS.)  The HBF considered this to be the best approach given the rural and sensitive environments that these three areas have.

 

2.7
Thus with 29915 dwellings per annum remaining (30,000 minus the 85 dwellings attributed to the Isles of Scilly, and National Parks), the HMA area’s proportions calculated in the second column of the Table 1 were applied.  For example, the West of England HMA represented 22.82% of the proportioned households projected to reside in the Region, and of 30,000, this represents 6,846 dwellings per annum.  It is worth noting here, that the HBF recognises that the Household Projections represent numbers of households and that these does not equate exactly on a 1:1 ratio with houses.  However proportionally, if 22.82% of households are projected to reside in the West of England, then the provision of 30,000 dwellings in the Region would equate to 22.82% (6846 dwellings) being in the West of England.

 

2.8
The annual figures are then shown in a 20-year requirement, and also rounded to the nearest 10, to provide a more useable point of reference for the 20-year period.

 

The decision to provide data at HMA level only
 

2.9
The HBF is the voice of the house building industry in England and Wales.  The industry is highly diverse and HBFs members range from large, multi national companies to small locally based businesses. Together they build over 80% of new homes in England and Wales each year.

 

2.9
The HBFs role is to represent the interests of the industry as a whole.  It cannot comments on specific issues that might favour one developer over another or prejudice their interests.  For this reason, the HBF has only provided a proposed housing distribution in Table 1 at HMA level and cannot venture below that to district level.  In addition, there are many factors that will need to be weighed in this consideration, including capacity of areas within HMAs to absorb these requirements and the needs resulting from Housing Market Assessments.  The HBF considers that there are many other Regional Strategies which need to be weighed against these Household Projections too, and therefore it uses the figures detailed in Table 1 as a starting point and from that, suggests in this Background Paper, the influences within each HMA that the Panel should consider and as a result, choose to either increase the figures that are suggested in the columns headed, ‘An Alternative Requirement/ Distribution.’  The HBF considers this analysis will be useful to the Panel in both terms of supporting the increased levels of growth that the household projections illustrate, and in supporting the alternative distribution that their application provides.

 

3.0
 Policy/ Evidence Analysis (None Spatially Specific)

3.1
Just Connect! The Integrated Regional Strategy, South West Assembly, 2004

3.1.1
The Integrated Regional Strategy sets out the South West Region’s key economic, social and environmental aims and objectives.  It also intended to improve the integration and coordination of policy and delivery across the Region.

3.1.2
There are key links between the HBF’s proposals for a higher level of housing growth and the proposed distribution of that growth, with the IRS.  The IRS contains five aims.  Three are directly accountable to increasing the supply of housing to the region. 

3.1.3
Increasing the level of growth to 30,000 dwellings per annum, and responding to the 2003 Household Projections (and other factors that support that growth requirement, listed in the HBFs representation to Policy HD1) will respond to those three aims directly and indirectly to the remainder.  

3.1.4
Firstly, the IRS seeks to harness the benefits of population growth and manage the implication of that change.  The current SWRSS as submitted does not use the most up to date data regarding household formation and therefore does not meet this aim of the IRS by harnessing that growth and distributing it.  

3.1.5
Secondly, the IRS seeks to enhance the Region’s economic prosperity and quality of employment opportunity.  The HBF is concerned that (as explained in more detail in response to Policy HD1) that the RSS fails to respond to the economic potential of the Region as sought in the RES, where growth of up to 3.2% is sought equating to at least 30,000 dwellings per annum.  Failing to provide that level of growth will secure the failure of the Region economically.  In addition, the quality of employment opportunity will be limited in the Region, with the focus for growth on just 21 SSCTs, and dwindling employment opportunities in the market towns where new companies will be reluctant to locate due to limited housing numbers outside of the SSCTs.  Coupled with that, existing employment locations in settlements outside of SSCTs will be under increasing pressure to redevelop for residential use, and thus contributing to housing supply in the short term.  Limited employment uses in the long term however will not be an attractive environment for potential investors who will see little existing employment uses and limited housing numbers to sustain their investment. 

3.1.6
Finally, the IRS aims to address deprivation and disadvantage to reduce intra regional inequalities.  Again, focusing investment and growth to such a concentration as the SWRSS does, will deny many market towns in the hinterlands the opportunity to grow or sustain existing services and infrastructure.

3.2 Strategic Sustainability Assessment, South West Regional Assembly, 2006

3.2.1
The SWRA employed consultants to undertake an SSA of the SWRSS, and they were involved in the preparation throughout.  The potential sustainability effects of the RSS were tested using six headline indicators identified in Para 12 of the SSA Final Report 2006.  The approach of the SSA considered firstly different spatial development strategies and secondly housing growth scenarios.  The SSA states that this approach was chosen because, ‘in theory, any of the spatial development strategies could conceivably deliver the same levels of housing growth.’(Para 2.14)  The growth scenarios tested ranged from A-D (15,000 dwellings per annum through to 30,000 dwellings per annum.)  Table 2.2 of the SSA outlines the strengths and weaknesses of the two growth scenarios at each extreme of the assessment – i.e. growth lower than planned for in RPG10 – 15,000 dwellings per annum and also, growth at option D; 30,000 dwellings per annum.

3.2.2
Interestingly, the lower growth option, outlined in Table 2.2 suggests that a weakness of the lower growth scenario will only heighten the existing key issues in the South West that documents like the IRS are attempting to address.  Growth towards a lower scale would have the sustainability weakness of less investment and fewer job opportunities – contrary to the IRS aim to enhance economic prosperity.  Other weaknesses of lower growth are suggested to be the possible undermining of service and facility viability – which would not assist the IRS in aiming to address deprivation and advantage, which is another of the key aims it has for the Region.  Finally, and fundamentally, lower levels of growth, the SSA suggests in Table 2.2, would increase house prices and reduce the delivery of affordable housing. The approach to lower growth must be resisted considering that the South West is the ‘only region where the house prices are above average, and yet incomes are below average’. (NHF ‘The South West’s Housing Time Bomb 2006.’)

3.2.3
Conversely, the option of higher growth (option D – 30,000 dwellings per annum) is reflected in Table 2.2 of the SSA as one that is ‘more likely to provide opportunities to deliver jobs and sufficient numbers of the right types of housing for those who need it most.’(Table 2.2 SSA 2006)  This would accord with meeting the aims of the RES and IRS.  Also, the Table suggests that increased growth at 30,000 dwellings per annum would be more likely to deliver ‘increased investment, thus opportunity to deliver sustainable design, public transport, and environmental improvements.  Investment could also provide sufficient community infrastructure and services.’  The SSA does suggest that there are sustainability weaknesses associated with higher levels of growth, which are to be expected.  They relate to a demand more resources and greater environmental impacts.  The HBF believe that the use of sustainable construction for example could help to minimise this.  The SSA also suggests higher growth levels might change the character and cohesion of some communities.  This is accepted but the HBF also consider that the current approach of growth at 23, 060 dwellings focused mainly on 21 SSCTs will have a similar effect.  The movement away from market towns and rural area growth and concentrating development will change the character of the non-SSCTs that have built themselves up around sustained growth over the years. 

3.2.4 Finally, the SSA suggests that there are likely to be high volumes of traffic generated as a result of higher growth.  The HBF would suggest that one of the strengths highlighted in the Table is the potential to invest in public transport and encourage movement away from car use.  Further, not providing more homes that people need, to try to minimise traffic volumes is not a clearly linked point.  Those people are likely to use their car, regardless of whether they live in a new dwelling or whether they live at home with parents or share accommodation with others.  Moving into a new home will not automatically increase their likelihood to drive.

3.2.5
The HBF considers that the level of housing growth it seeks (30,000p.a.) has been explored in the SSA undertaken on behalf of the SWRA, albeit the chosen level of housing growth by the SWRA was between the options of A (15,000p.a) and D, (30,000 p.a.)   The release of the 2003 Household Projections in 2006 has led the SWRA to commission further detailed work on the implications of achieving a higher level of growth – a level sought by the HBF.  This SSA work is understood to be underway and will be prepared in time for the EiP.  The HBF reserves the right to comment on that work as it emerges.

4.0
Policy/ Evidence Analysis (Spatially Specific)

4.0.1
The other Regional Strategies most relevant to supporting the HBFs case for an increased housing requirement have been analysed below, and divided into each Housing Market Area for ease of reference and comparison to the Table 1 and 2 at the back of this paper.  Firstly, the policy context for each of the documents analysed is outlined below.

4.1 The Regional Economic Strategy (RES), South West Regional Development Agency, 2006

4.1.2.
The RES provides a shared vision for the development of the regional economy.  It also provides clarity about regional priorities and the opportunities that arise from a developing economy.  Regionally, it is important that the RES reinforces the aims set out in the IRS and compliments the RSS to ensure that the Region is working in an integrated way and to agreed goals.  

4.1.3
The RES divides the Region into Functional Economic Zones, which provides a robust analysis of how different parts of the Region’s economy operates, providing a framework for addressing different needs and opportunities across the South West.  These are identified below for each HMA.

4.2 Spatial Implications of Economic Potential in the South West, Roger Tym and Partners, June 2006

4.2.1 The study was commissioned by the South West Regional Development Agency (SWRDA) to assist in the review and development of both the RES and the RSS.  The study explores the implications resulting from the two growth scenarios to determine a better understanding of the Region’s future economic potential and its key settlements.  Drawing conclusions from the forecasts and analysis, the report provides a typology of settlements.

4.3 Regional Housing Strategy, South West Housing Board, 2005

4.3.1 The Regional Housing Strategy sets out three key aims for the region.

· Aim 1, Improving the balance of housing markets.  To develop housing markets with a range of tenures, which improve the balance between supply and demand, and offer everyone the opportunity to access a home at a price they can afford.

· Aim 2, Achieving good quality homes.  To ensure that existing and new homes improve over minimum standards of quality, management and design.

· Aim 3, Supporting Sustainable Communities.  To ensure that housing makes a full contribution to the achievement of sustainable and inclusive communities.

4.4 South West Annual Monitoring Report (AMR), South West Regional Assembly, 2005

4.4.1 Regional Planning Bodies are required to monitor the implementation of Regional Planning Guidance.  Where appropriate, targets and indicators are set in order to monitor the performance of the strategy.  The AMR provides an analysis of the successfulness of the RPG based upon Region’s achievement towards meeting targets identified in the monitoring framework.

4.5 The Way Ahead, The Region’s Sustainable Communities Plan, 2004

4.5.1
The Way Ahead aims to deliver: 

· Acceleration of growth in employment and housing, in areas, which can accommodate it, that will help deliver faster the wider regional aim of a decent home for everyone at a price they can afford in a thriving and stable community.

· A channeling of the benefits of growth to reduce social exclusion and help create socially well-balanced communities based on sustainable design principles.  

· Targeted accelerated interventions on a small number of Principal Urban Areas (PUAs) and areas for regeneration.  

· Innovative and better co-ordinated means of delivery.

5.0
Housing Market Area Analysis

5.1 West of England HMA

5.1.2
The HBF considers that the 2003 Household Projections fully reflect the growth patterns that can be expected in this HMA.  Growth at approx 137,000 dwellings over the 2006-2026 period would reflect the SWRDA (2005) proposals in ‘The Way Ahead’.  It seeks the targeted acceleration of a small number of Principal Urban Areas and areas for regeneration, including the West of England.  Much of the WofE has failed to keep pace with the scale of growth required; the Regional AMR 2005 states in Table H2 that the Former Avon County (which comprises the majority of the HMA) only achieved  97.4% of the RPG10 target as at 2005.   A backlog of 879 dwellings existed to meet those requirements.  The rolling back of Green Belt in the SWRSS goes some way towards meeting the HMA needs, however the Green Belt extensions to the north and west are not supported. Enveloping key market towns like Thornbury and Yate in Green Belt will strangle them and not facilitate their sustainable growth.

5.1.3
The West of England HMA is part of the RES’s (2006) North East Triangle Functional Zone, which is the most prosperous, economically diverse and accessible part of the Region.  

· Bristol ‘the core city’ has a lead role as a City Region and was also awarded Science City Status to reflect the knowledge based intuitions and opportunities within the city.   

· Bath, an important regional centre with a high quality environment, which is recognised in its World Heritage Status.  The economy thrives on tourism.  Opportunities exist for developing the knowledge economy through the two universities.  

· Weston-Super-Mare has suffered a decline in traditional industries.  The RES anticipates a step change in the economic performance through capitalising on the presence of a large, skilled labour force, together with significant brownfield development opportunities.

· Trowbridge is experiencing progressing restructuring which includes skills development.

5.1.4
As highlighted above, the economy within West of England HMA is anticipated to perform exceptionally well within the plan period.  Therefore, the HBF suggests that the housing allocation for the area should be increased potentially above that of the proposed 6,830 dwellings per annum (as identified in Table 1) to reflect the anticipated demand for housing.

5.2 Gloucestershire and Cheltenham HMA

5.2.1
The County of Gloucestershire has consistently failed to meet the RPG 10 target (SWRA AMR 2005 shows the County met just 89% of the target by 2005) and it is important that this is not written off in RSS.  Therefore, the figure suggested for this HMA is high (62,500) compared to the SWRSS figure of 48,600 over 20 years, however, this is to reflect the huge potential within the HMA for further housing growth.

5.2.2
Gloucestershire and Cheltenham HMA is part of the RES’s (2006) North East Triangle Functional Zone, which is the most prosperous, economically diverse and accessible part of the Region.  

· Gloucester is subject to ongoing restructuring to improve growth rates, employment and GVA figures.  Targeted regeneration initiatives follow the establishment of the Gloucester Heritage Urban Regeneration Company.  There are a number of challenges to overcome in order to realise economic potential.

· In contrast, Cheltenham has a prosperous economy.  However, yet to achieve economic potential.

· Local initiatives within Stroud, Tewkesbury/ Ashchurch, Cam/ Dursley emphasise growth of local employment opportunities, to achieve sustainable community growth and contribute to the positive potential of this sub zone.

5.2.3
In conclusion, the RES identifies a relatively balanced economy within Gloucestershire and Cheltenham.  Therefore, based on this information but coupled with the outstanding backlog, the HBF would recommend that the RSS figure be increased to reflect the proposed 3110 dwellings per annum (as identified in Table 1) derived from the 2003 Household Projections.

5.3 Swindon HMA

5.3.1
Again, the SWRDA 2005 proposals contained in The Way Ahead support the acceleration of housing in areas like Swindon.  The SWRSS recognises that ‘Swindon (population 155,000) has good accessibility to London and the South East and Bristol, resulting in strong economic, skill and knowledge flows that benefit the area immensely.’(Para 4.2.24 SWRSS).  The Regional Housing Strategy refers to the influx of students to the area, noting the ‘competition for use of the private rental sector can be intense…from large and expanding student populations.’(Para 2.95 RHS 2005).  The SWRA seeks to capitalise on Swindon’s strategic significance and extend the town by a strategic urban extension of some 12000 dwellings over the plan period. (Policy SR8) This extension is supported, but is a factor that forecasts like the 2003 Household Projections not have accounted for.  This goes some way to explaining the differences between the figures in the SRWSS and those emerging for the Swindon HMA from the projections used in the HBFs Table 1.

5.3.2
The HBF considers that there is considerable room for increasing the figures above those suggested in the Table accompanying this paper, to reflect factors like the planned urban extension.  The SWRSS also suggests that evidence supports a number of smaller urban extensions that could continue to deliver the vision for Swindon.  Para 4.2.28 of the SWRSS expands on this point and is supported as a mechanism of raising the housing requirement for the Swindon HMA.

5.3.3
Swindon HMA is part of the RES’s (2006) North East Triangle Functional Zone, which is the most prosperous, economically diverse and accessible part of the Region.

· Swindon has a thriving economy built upon its locational advantages and high concentration of knowledge workers.  It is identified as a key area in The Way Ahead where opportunities exist to further improve productivity and to realise its economic potential as dynamic international settlement.

· Both Chippenham and Cirencester have high specialisation in ICT and computing services respectively.  Both have yet to meet their economic potential.

· The Five Towns Initiative sets action plans for each for each of the towns in West Wiltshire (Bradford-upon-Avon, Frome, Melksham, Warminster and Westbury).

5.3.4
As highlighted above, the Swindon economy has much potential.  The current RSS housing allocation would significantly under provide for the HMA housing need.  The HBF would recommend a further increase over and above the proposed 2,110 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, to reflect the anticipated growth for housing.

5.4
Salisbury HMA

5.4.1
The HBF considers that the ONS 2003 Household Projections for this HMA correctly reflect the potential of the area, and the City of Salisbury to grow and continue to meet the needs of this ‘quality regional town.’(SWRSS Para 4.3.15).  Policy SR30 recognises the need to balance job ad housing growth here, whilst protecting the local assets of AONB and consideration of flood risk factors.  The key transport links of the A36 and rail links to London however could exploit land within the urban area, thus avoiding those vulnerable sites, and through a commitment to higher densities, additional housing could and should be accommodated in the HMA, to reflect figures in Table 1 provided by the HBF.

5.4.2
Salisbury HMA falls within the RES’s (2006) A303 Corridor Functional Zone.  The potential exists to further develop the role of this corridor through the growth of the strategic settlements.

· Salisbury serves a wider hinterland of smaller towns and villages.  It has seen relatively strong economic growth and has a high quality environment.  Key issues for Salisbury include the tight labour market and lack of employment land.

5.4.3
In conclusion, the HBF would agree that the proposed 670 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, adequately reflect anticipated need within the Salisbury HMA.

5.5 Bournemouth and Poole HMA

5.5.1
The HMA does have several environmental constraints; however focussing on these should not overlook the potential of the HMA.  Bournemouth for example has performed well against its Structure Plan target; with section 5.6 of its 2004-05 AMR noting that the Authority has potential to surpass its target by almost 6%. The AMR states; ‘a total commitment of 3,130 new dwellings in the future, and when added to the total completions since 1994, this gives a potential of 13,133 dwellings, exceeding the figure of 12,400 units needed to be provided by 2011.’  

5.5.2
The HBF accepts that international designations protect the high concentration of environmental and wildlife sites.  The decision must be taken to look to the Green Belt where such designations are not found, i.e. centrally north of the urban area, and also, look to extend the areas of search, already shown on the inset diagram 4.6 of the SWRSS.  It is simply not acceptable to assume that as one of the ‘South coasts major urban areas…and a key driver in the South West Region and has a significant role in delivering the Sustainable Communities Agenda’, that the growth of this HMA is constrained so much by the SWRSS.  There is also a clear argument to support greater intensification within the urban areas too.  The HBFs figures in Table 1 fully reflect the 2003 Household Projections that anticipate a higher level of growth here, and the SWRSS itself suggest that ‘a more innovative approach to urban form and design could increase the urban contribution and assist in delivering the vision.’ (Para 4.3.10).  The capacity identified by the strategic authorities in advising the SWRA has simply been too cautionary.

5.5.3
The Bournemouth and Poole HMA is situated within the RES’s (2006) South East Coastal Functional Zone.  This zone is characterised by large areas of AONB designation and World Heritage Status Coastline.  Culturally the zone is very close to the South East Region reflecting transport linkages.  The zone is a major retirement destination, which contributes to a diversified economy.

· Bournemouth/ Poole has shown good levels of economic growth over recent years and is one of the South West’s best performers economically.  

· It should also be noted that this HMA is relatively self-contained within the South West as the infrastructure links to the rest of the region are poor (as identified within the Roger Tym report).  Therefore commuting to and from this HMA should be less of an issue.

5.5.4
In conclusion, the HBF would agree that the proposed 2,550 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, adequately reflect anticipated need within the Bournemouth and Poole HMA.
5.6 Weymouth and Dorchester HMA

5.6.1
The two main towns of Weymouth and Dorchester should be the focus for growth in this HMA.  The SWRSS and SWRES both seek to broaden the economic base of both towns, develop skills and readdress labour shortages.  Key to this, the HBF believes is the provision of new homes.  The considerable commuting between these two towns at present should be addressed, with new homes provided to meet the needs of local people in each one.  The role of other significant towns to the HMA should be recognised however, like Bridport, and Sherbourne.  The HMA is one of high demand and this should managed.  The Regional Housing Strategy 2005 (Para 2.48) notes the role of the SSCTs (like Weymouth and Dorchester) but also states ‘the continued need for growth in the more sustainable and strategically important settlements (or groups of settlements) within the rural areas of the Region.  West Dorset’s markets towns are a prime example of those settlements and can be used to accommodate additional growth, where they are sustainable settlements.

5.6.2
Weymouth and Dorchester HMA is situated within the RES’s (2006) South East Coastal Functional Zone.  This zone is characterised by large areas of AONB designation and World Heritage Status Coastline.  Culturally the zone is very close to the South East region reflecting transport linkages.  The zone is a major retirement destination, which contributes to a diversified economy.

· Weymouth/ Portland has experienced and economic recovery.  The development of Osprey Quay, with its marine sector focus, has resulted in the development of the National Sailing Academy and has attracted international investment.  There is further potential to maximise on investment opportunities as a result of the London Olympics 2012.

· Dorchester has an important role in the retail and service sectors.

5.6.3
In conclusion, the HBF would agree that the proposed 1,170 dwelling per annum (as identified in Table 1), derived from the 2003 Household Projections, adequately reflect anticipated need within the Weymouth and Dorchester HMA.
5.7 West Cornwall HMA

5.7.1
SWRA AMR 2005 illustrates that the County of Cornwall has already exceeded the previous RPG annual requirements, by 9.3% for the period 1996-2005.  There may be cause for this HMA to manage its requirements and potentially the figures shown by the HBF in Table 1 could be reduced for this HMA, should more detailed Assessment work of the Housing Markets prove that the dwelling requirement is not as high as the household projections suggest.

5.7.2 West Cornwall HMA is located within the RES’s (2006) Western Peninsula Functional Zone.  The zone has, in the past, been one of the poorest performing.  In more recent years it has shown signs of recovery.  A key strength of the zone is its environment and high quality of life.  

· Truro is well established as an economic centre within Cornwall.  It has the potential to support growth in a number of important sector, including health, social care and retailing.

· Camborne Pool Redruth is identified as in need of continued and significant regeneration.  

· Falmouth-Penryn’s future depends largely on the success of maritime related sectors and continued strong links with the universities.

5.7.3
The economic potential within this HMA is limited.  Therefore, the HBF would support a decrease below the proposed 2550 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, to reflect the constraints identified within West Cornwall HMA.  This should form the basis of further work in the first instance to establish housing needs through a Housing Market Assessment.

5.8 Isles of Scilly HMA

5.8.1
The HBF accepts that the Isles of Scilly housing requirement is based upon meeting local needs only.  The HBF makes no further comment on those figures as proposed in the SWRSS.

5.9
Polycentric Devon and Cornwall HMA

5.9.1
SWRA AMR 2005 illustrates that the County of Cornwall has already exceeded the previous RPG annual requirements, by 9.3% for the period 1996-2005.  There may be cause for this HMA to manage its requirements and potentially the figures shown by the HBF in Table 1 could be reduced for this HMA, should more detailed Assessment work of the Housing Markets prove that the dwelling requirement is not as high as the household projections suggest.

5.9.2
Polycentric Devon and Cornwall HMA is part of the RESs (2006) North Peninsula Function Zone.  This zone is sparsely populated and has no major urban areas.  It is characterised by fairly high levels of deprivation.  There are further opportunities for a diverse economy, utilising the high quality environment, enhancing higher education provision and encouraging a mix of businesses.

· Barnstaple and Bideford are key centres for North West Devon, however, they are peripheral to the strategic role of the RSS.  

5.9.3
In conclusion, due to the nature and location of this HMA, opportunities for developing the economy are more limited.  Therefore, the HBF would support a decrease below the proposed 1,780 dwellings per annum (as identified in Table 1), derived from 2003 Household Projections, in order to reflect the constraints identified within Polycentric Devon and Cornwall HMA should detailed Housing Market Assessments support these findings.

5.10 
Exeter HMA

5.10.1
Para 4.2.46 of the SWRSS clearly recognises and supports the key role of Exeter in the Region.  It notes its strengths – the university, airport, strategic rail links, strong economic growth, and considers these patterns are set to continue.  The city is recognised as a key driver in The Way Ahead (SWRDA 2005) and economic prospects are high. A strong skill base in the area is being developed.  The SWRSS is supportive of this role for Exeter and has proposed both a strategic urban extension and a new community at Cranbrook.   The Regional Housing Strategy (2005) again supports growth of Exeter, noting that the student rental market is intense in university towns like this. (Para 2.95 Regional Housing Strategy 2005).  Exeter's 2005 Annual Monitoring report shows consistently high performance that has exceeded the structure plan requirements for the area.  Employment land (Para 3.2 of the Exeter AMR 2005) is being completed at double the target rate.  The need for housing allocations to be made and to start to match this economic growth, is clear.

5.10.2
Exeter HMA is within the RES’s (2006) South Central Functional Zone, which consists of three main centres (including Plymouth and Torbay).  There are good transport links within the zone.  The zone includes a very high quality rural environment.

· Exeter has an important role as a business, administration, finance and retail centre with a concentration of public administration and health & social work industries.  It occupies a strategic position on the road and rail networks.  Exeter International Airport provides a vital connection to national and international markets.  It has the potential to make a more significant contribution to the regional economy.  

5.10.3
As highlighted above, Exeter’s economy has much potential.  The current RSS housing allocation would significantly under provide for the HMA anticipated housing need.  The HBF suggest that the proposed 3,110 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, adequately reflects this growth.

5.11 Plymouth HMA

5.11.1
The 2003 Household Projections for the Plymouth area have noy been able to recognise the growth agenda that is being promoted in Plymouth.  This is a classic case of where planning for housing growth cannot solely be based upon population and household trends alone. The HBF would suggest higher figures for this HMA than the Table 1 accompanying this evidence suggests. The regeneration agenda that is driving the growth of Plymouth will see a step change, which is already being demonstrated.  The commitment to the new community at Sherford for example is something that the household projections have not accounted for as they are based upon past trends not planned growth.  

5.11.2
The SWRSS is already concentrating significant growth within the City itself and potential exists for neighbouring supporting settlements to grow, where they are sustainable.  The district of South Hams for example could see higher levels of growth to reflect Sherford at least, in addition to settlements including Saltash and Torpoint, where rail links could be exploited to support development.

5.11.3
Plymouth HMA is within the RES’s (2006) South Central Functional Zone, which consists of three main centres (including Plymouth and Torbay).  There are good transport links within the zone and to other zones.  The zone includes a very high quality rural environment.

· It is a compact city with high quality education, leisure, cultural and health services.  It has suffered from a loss of traditional industries, poor rates of economic growth, a narrow economic base and deprivation.  The city’s economy is now modernising and diversifying and requires significant housing investment to support that.   Significant public sector intervention is anticipated to help provide the right conditions for private sector investment.  Plymouth is also home to the region’s largest HEI, with 28,000 students.

5.11.4
As highlighted above, the Plymouth economy has much potential.  The current RSS housing allocation would significantly under provide for the HMA housing need.  The HBF would recommend a further increase over and above the proposed 1,940 dwellings per annum (identified in Table 1), derived from the 2003 Household Projections, to reflect the anticipated growth for housing and incorporate the planned urban extension and RES agenda highlighted above.

5.12
Dartmoor National Park HMA
5.12.1
The HBF supports a slight increase in the HMA consistent with overall regional household projections.  It is important that the national parks continue to provide for local housing needs and assessments should be undertaken to monitor and manage those housing needs.

5.13 Torbay HMA

5.13.1
The potential for redevelopment at Torbay must not be overlooked.  The SWRSS highlights the restructuring of the area’s economic base (Para 4.1.12 SWRSS) and the potential for previously developed land to come forward is high.  The existing but underused holiday accommodation (e.g. holiday camps) and associated infrastructure provide development opportunities that can readdress the area’s economic base and housing needs.  The ‘Torbay Vision’ to stimulate the economy, attract a younger population and deliver more housing, including affordable housing, requires a step change in housing growth.  The HBF accepts the household projections are ambitious, however the role and potential of towns that support the tourism industry along this coastline should not be forgotten.  Newton Abbot is seeing some growth investment, however is it consistent with its status, which is arguably a significant centre for the area?  Other potential towns that could accommodate additional growth and support expanding tourism in the area include Totnes and Dartmouth – a town also recognised for seeing employment growth over the Plan period, within the Roger Tym Study (Para 4.88). 

5.13.2
The Roger Tym Study (March 2006) Para 4.85 suggests jobs growth in the Torbay area will be slightly above average growth, and that the two main sectors of employment – tourism and retail are set to grow.  It suggests that Torbay is relatively self contained – 80% of the TTWA employment growth is set to be in the urban area, and therefore housing growth at a higher level than the RSS suggests, could be sustainable too and not necessarily contribute to unsustainable commuting.

5.13.3
Torbay HMA is within the RES’s (2006) South Central Functional Zone, which consists of three main centres (including Plymouth and Torbay).  There are good transport links within the zone and to other zones.  The zone includes a very high quality rural environment.

· Torbay draws on a large workforce and benefits from a high quality environment.

· Newton Abbot is an important market town, which has much potential to provide further employment within the area.  However, it will need to respond to structural changes in the economy by attracting new businesses.

5.13.4
In conclusion, there are a number of challenges for Torbay to achieve its full economic potential.  The HBF would support a decrease below the proposed 1,060 dwellings per annum (identified in Table 1) to reflect the constraints identified within Torbay HMA.

5.14
South Somerset HMA

5.14.1
The figures proposed for this HMA in Table 1 are higher than those suggested in the SWRSS.  The proportion of the housing requirement they represent is 3.53%.  Some adjustment to these figures may be required to reduce the HMA requirement from the figures provided in Table 1, however again this should be based upon detailed Housing Market Assessment to ascertain needs.  The SWRSS does recognise the potential for this HMA to expand, noting in supporting text that the ‘Yeovil Vision’ is in place, regenerating the town, and the university connections of Exeter and Bournemouth should enhance the skills base here. The County of Somerset has performed well against existing RPG10 targets, delivering 6.3% above the RPG requirement. The RSS (Para 4.2.67) refers to potential urban extensions to the urban area, should they be required.  These are not identified in the existing RSS on any inset diagram, and therefore the HBF considers the Strategy is being flexible here, in suggesting where additional growth might be directed, should housing needs amount, above and beyond the submitted RSS.   Therefore, any reduction in this HMA figure, from that suggested by the HBF in Table 1, should be carefully monitored.

5.14.2
South Somerset HMA is with the RES’s (2006) A303 Corridor Functional Zone.  The potential exists to further develop the role of this corridor through the growth of the strategic settlements.

· Yeovil serves a wide rural catchment area.  There is a need for ongoing diversification, utilising existing high qualifications and skills in the labour force and capitalising on the role of the Yeovil Innovation Centre.  

5.14.3
There is potential for economic growth within South Somerset HMA, however it is limited due to the rural nature of the zone.  As highlighted above, the HBF would support a decrease below 1,060 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, in order to reflect the constraints identified within South Somerset.

5.15
Taunton HMA

5.15.1
The Taunton HMA covers the towns of Taunton, Bridgwater and Wellington.  Outside of Exeter, Taunton is the second largest town for commercial and retail activity in this central part of the Region.  The SWRSS needs to recognise this and the connectivity the three settlements offer  - road and rail access are good.  The Roger Tym Study (2006) states (Para 4.79) ‘Taunton has performed well in the past and should record a faster rate than average for employment’ and the reference that ‘75% of new employment will occur in Taunton urban area’ should be matters that are capitalised on and housing growth should increase within this HMA, similar to a rate suggested by Table 1 submitted with this paper.

5.15.2
Taunton HMA is located within the RES’s (2006) M5 Functional Zone of the RES.  The zone is very much defined by flows along the north-south transport routes and forms the link between the ‘prosperous north’ of the Region and the ‘less prosperous’ peninsula.

· Taunton attracts labour from a wide geographical area.  It has good connections to London and the South East as well as other parts of the South West.  Issues include; poorly represented in sectors which are expected to perform well in the future, low graduate retention, a tight labour market and low earning levels.

5.15.3
The HBF suggest that the provision of 2,000 dwellings per annum (as identified in Table 1), derived from the 2003 Household Projections, will adequately provide for anticipated need within the area over the plan period.

5.16
Exmoor HMA

5.16.1
The HBF accepts that the National Park’s housing requirement is based upon meeting local needs only.  The HBF makes no further comment on those figures as proposed in the SWRSS.

Table 1: HBF calculation of South West Regional Housing Requirement, using 2003 Household Projections 

	

	South West Housing Market Area


	ONS 2003 Based Household Projections
	South West RSS
	Household Projections

Pro rata at 30,000 dwellings per annum

An Alternative Requirement / Distribution

	
	Increase p.a.
	Projections as a % of SW RSS
	Policy HD1 Table 4.1 p.a.
	RSS 20

Year req.
	Figure as a % of SWRSS
	Dwelling requirement p.a.
	20 Year Requirement
	20 Year Requirement Rounded

	West of England HMA
	6150
	22.82
	5,510
	110,200
	23.89
	6,827
	136,532
	136,530

	Gloucestershire and Cheltenham HMA
	2800
	10.39
	2,430
	48,600
	10.54
	3,108
	62,161
	62,160

	Swindon HMA
	1900
	7.05
	2,450
	49,000
	10.62
	2,109
	42,181
	42,180

	Salisbury District HMA
	600
	2.23
	460
	9,200
	1.99
	666
	13,320
	13,320

	Bournemouth and Poole HMA
	2300
	8.53
	2,090
	41,800
	9.06
	2,553
	51,061
	51,060

	Weymouth and Dorchester HMA
	1050
	3.90
	690
	13,800
	2.99
	1,166
	23,310
	23,310

	West Cornwall HMA
	2300
	8.53
	1,580
	31,600
	6.85
	2,553
	51,061
	51,060

	Isles of Scilly HMA
	 - 
	N/A
	5
	100
	0.02
	5
	100
	100

	Polycentric Devon and Cornwall HMA
	1600
	5.94
	1,025
	20,500
	4.44
	1,776
	35,521
	35,520

	Exeter City HMA
	2800
	10.39
	1,920
	38,400
	8.33
	3,108
	62,161
	62,160

	Plymouth HMA
	1750
	6.49
	2,255
	45,100
	9.78
	1,943
	38,851
	38,850

	Dartmoor National Park
	 - 
	N/A
	50
	1,000
	0.22
	60
	1,200
	1,200

	Torbay Unitary Authority HMA
	950
	3.53
	500
	10,000
	2.17
	1,055
	21,090
	21,090

	South Somerset District HMA
	950
	3.53
	680
	13,600
	2.95
	1,055
	21,090
	21,090

	Taunton HMA
	1800
	6.68
	1,395
	27,900
	6.05
	1,998
	39,961
	39,960

	Exmoor National Park
	 - 
	N/A
	20
	400
	0.09
	20
	400
	400

	SOUTH WEST TOTALS
	6150
	100.00
	23,060
	461,200
	100.00
	30,000
	600,000
	599,990


	*The average household projection increase per annum is 26950 when take at district level using source data

	** 20 Year Requirement Rounded (final column) is below the 600,000 figure due to rounding of figures to the nearest 10.


Table 2: Indication of how the HBF proposed level of growth and distribution meets various regional strategies

	South West Housing Market Area
	Household Projections Pro rata at 30,000 dwellings per annum

An Alternative Requirement/ Distribution
	Evidence Base to consider alongside the HBF Figures



	
	Dwellings Required per annum
	20 Year Requirement rounded 
	Regional Economic Strategy
	Regional Housing Strategy
	Integrated Regional Strategy
	Regional Spatial Strategy
	Strategic Sustainability Assessment
	Other Evidence

	West of England HMA
	6,827
	136,530
	
	
	
	
	
	

	Gloucestershire and Cheltenham HMA
	3,108
	62,160
	
	
	
	
	
	

	Swindon HMA
	2,109
	42,180
	
	
	
	
	
	

	Salisbury District HMA
	666
	13,320
	
	
	
	
	
	

	Bournemouth and Poole HMA
	2,553
	51,060
	
	
	
	
	
	

	Weymouth and Dorchester HMA
	1,166
	23,310
	
	
	
	
	
	

	West Cornwall HMA
	2,553
	51,060
	
	
	
	
	
	

	Isles of Scilly HMA
	5
	100
	
	
	
	
	
	

	Polycentric Devon and Cornwall HMA
	1,776
	35,520
	
	
	
	
	
	

	Exeter City HMA
	3,108
	62,160
	
	
	
	
	
	

	Plymouth HMA
	1,943
	38,850
	
	
	
	
	
	

	Dartmoor National Park
	60
	1,200
	
	
	
	
	
	


	Torbay Unitary Authority HMA
	1,055
	21,090
	
	
	
	
	
	

	South Somerset District HMA
	1,055
	21,090
	
	
	
	
	
	

	Taunton HMA
	1,998
	39,960
	
	
	
	
	
	

	Exmoor National Park
	20
	400
	
	
	
	
	
	

	SOUTH WEST TOTALS
	30,000
	599,990
	
	
	
	
	
	


	*The average household projection increase per annum is 26950 when take at district level using source data
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