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HOUSING BACKGROUND PAPER

1.0 INTRODUCTION

1.1 In 1998, the City Council published a Deposit Draft of the Coventry Development Plan (CDP(DD)).  This is a full replacement plan for the City of Coventry Unitary Development Plan 1993 (UDP), rolling the end date forward from 2001 to 2011.

1.2 This paper provides the background to the proposed housing land provision as set out in the CDP(DD) and by so doing seeks to address some of the concerns that have arisen as a result of placing the Plan on Deposit.  It also looks at emerging Government guidance and considers how this should be approached in the Plan.

2.0 NATIONAL POLICY

2.1 The Government’s policies on the planning aspects of housing are set out in various Planning Policy Guidance Notes (PPGs).  These summarise the Government’s priorities and ensure consistency of approach.  They are supplemented from time to time by other documents and ministerial statements.  The other key source of Government advice on housing provision is regional planning guidance.  This is referred to in section 3 below.

2.2 Whilst a number of PPGs refer to housing (for example, PPG1 – General Policy and Principles, PPG6 – Town Centres and Retail Development), PPG3 deals specifically with the topic.  However, PPG3 was published in March 1992 and pre-dates a number of important developments which mark new policy approaches.  It is therefore important that this paper has regard to these.  Indeed, paragraph 53 of PPG1 states that “emerging policies, in the form of draft Departmental Circulars and policy guidance can be regarded as material considerations depending on the context.  Their very existence may indicate that a relevant policy is under review and the circumstances which have led to the review may need to be taken into account in view of the above”.

2.3 The most significant recent developments in the national approach to the planning aspects of housing are outlined below.

2.4 In November 1996, the previous Government published a Consultation Paper entitled ‘Household Growth:  Where Shall We Live?’.  This dealt chiefly with the issues relating to the 1992 based household projections which indicated that there would be a need to accommodate up to 4.4 million more households in England between 1991 and 2016, representing a growth of some 23%.  The accuracy of these projections gave rise to a considerable amount of concern and public scepticism which resulted in the Environment Select Committee investigating the matter further.  The Committee published its report in July 1998 and essentially endorsed the Government’s projection methodology as the starting point for calculating housing needs.  Whilst 1996-based household projections are due to be published later this year, the Deputy Prime Minister, John Prescott, gave advance notice of the figures for England and the English regions, in answering a Parliamentary Question in April this year.  These show that household growth may be slowing down with a projected increase of 3.8 million or about 150,000 households per year for the period 1996-2011 compared with 4.4 million or around 175,000 households per year for the period 1991-2016.  The projections form one input to the process of regional planning, and the latest projections will be considered when Regional Planning Guidance for the West Midlands (RPG11) is reviewed.  The statutory processes through which the CDP is being taken are not appropriate for the debate of such an issue although the importance of monitoring is underlined.

2.5 The Government published a White Paper entitled ‘Planning for Communities of the Future’ in February 1998.  This proposed a new system for assessing housing figures based on a ‘plan, monitor and manage’ methodology.  It therefore represented a departure from the previous system of ‘predict and provide’.  The Paper also reiterated the need to maximise the recycling of land within urban areas and put forward a list of measures that the Government was intending to implement to achieve this objective.  These included the following:

· a new flexible approach to regional planning involving decentralisation to regional stakeholders;

· nationally, raising the proportion of new homes to be built on previously developed land from 50% to 60% to be achieved over the next 10 years.  It was also made clear that regional planning bodies would be expected to draw up regional targets based upon local knowledge of what was achievable, using a more rigorous approach to the identification of previously developed sites;

· creating a new national database of previously developed sites and setting up a task force to help local authorities and developers make better and more innovative use of previously developed land;

· introducing a sequential approach to the development of all sites, i.e. giving preference to building on previously developed sites, particularly in urban areas.

2.6 The above have been progressed in various forms during the last few months.

· A National Land Use Database is being set up by the Department of the Environment Transport and the Regions.  This will provide information on the potential for future recycling of land by recording areas of vacant, derelict and other previously developed land that may be available for redevelopment.

· An Urban Task Force, set up under the chairmanship of Lord Rogers, has been looking at issues of urban regeneration, including the re-use of land.  It has recently published its report which considers the causes of urban decline in England and recommends practical solutions to bringing people back into the cities, towns and urban neighbourhoods. 

· A public consultation draft of Planning Policy Guidance Note 11 (Regional Planning) was published in February 1999.  This places greater responsibility on regional planning bodies to produce regional guidance which establishes an appropriate level of housing, taking into account the Government’s household projections. It states that the RPG is to specify the housing requirement by Structure Plan area and by each unitary authority preparing a unitary development plan.  The ‘plan, monitor and manage’ approach is accepted as the means of ensuring that the requirement and distribution is kept under review.  Draft PPG11 also states that it should include appropriate regional targets for the amount of housing to be built on previously developed land and by conversions of existing buildings.  Such targets are to underpin the national target of at least 60%.  This is reiterated in the public consultation draft of PPG12 (Development Plans (February 1999)) which states that unitary development plans should include targets for development on brownfield and greenfield sites.

· A public consultation draft of a revised version of PPG3 (Housing) was published in March 1999.  This refers to many of the above initiatives and supplements these by referring to practices that local authorities should adopt.  The Guidance charges local authorities with the following tasks:

· trying to meet the housing requirements of the whole community, bearing in mind the most recent household projections;

· providing a greater choice and mix of housing, taking account of the potential nature of demand;

· providing sufficient housing land but giving priority to the re-use of previously developed land, bringing empty homes back into use and promoting the conversion of existing buildings within urban areas in preference to the development of greenfield sites.  This is to be supported by the introduction of a sequential approach to the release of housing land;

· creating more sustainable patterns of development;

· releasing land reserved for employment or other purposes which might be better used for housing;

· reviewing planning policies and standards concerned with density and parking, including giving consideration to setting minimum densities for new development and reducing parking standards;

· reducing car dependence by, for example, planning for mixed use;

· promoting good design in new housing developments.

Many of these issues are expanded upon in the supply section of this paper.

2.7 A further development during the forthcoming months is likely to come with the publication of an Urban White Paper which will develop the theme of urban renaissance.

3.0 REGIONAL POLICY

3.1 Regional Planning Guidance for the West Midlands was first issued in 1995 (RPG11).  However, following the publication of the 1992 based household projections in the Spring of 1995, the Government asked the West Midlands Regional Forum of Local Authorities (now known as the Local Government Association and hereafter referred to as Forum) to consider the need to review Regional Guidance.

3.2 Forum queried various assumptions made in respect of the 1992 based household projections and concluded that there could be an increase of 270,000 to 290,000 households in the region by 2011.  Having taken into account other factors to convert an increase in households to an increase in housing provision (for example, the backlog of unmet need), it was concluded that the housing provision required for the region for the period 1991 to 2011 should be increased from 310,000 (this being the figure previously included in RPG11) to 330,000 dwellings.  The latter represented the upper end of the estimated requirement which was believed to be between 310,000 and 330,000 dwellings.  It was made clear that the achievement of this figure should be dependent on the full implementation of an Integrated Policy Package which would aim to bring together various groups with an interest in housing.  The package was to include policies for:

· the provision of social housing; and

· the phasing of new greenfield housing land.

3.3 Technical work carried out by Forum calculated a requirement for a further 18,850 dwellings to meet the needs of Coventry during 1991-2011.  The table below shows how this figure was calculated.

Table 1:  Forecast Local Housing Need 1991-2011

Household growth
18,100

Allowance for demolitions (30pa)
600

Existing unmet demand
1,250

Vacancies in existing stock
-1,400

Vacancies in new build 
300

Total number of dwellings needed
18,850

Source:  Review of Housing Provision in the West Midlands:  Appendix 1 – Technical Report.

3.4 It should be noted that 8,400 of the dwellings needed were expected to be provided in locations accessible to Coventry but in Warwickshire, reflecting the fall in migration levels.  Such issues are being addressed through the Review of the Warwickshire Structure Plan.  This therefore resulted in a total housing requirement of 10,500 dwellings for Coventry (an annual average of 525 dwellings per year compared to the UDP requirement of 385 dwellings per year) for the period to 2011.

3.5 The Secretary of State’s response to Forum’s recommendations in the re-issuing of RGP11 made it clear that the Government believed that it was likely that there would be an increase of 295,000 households in the region between 1991 and 2011, in accordance with the 1992 based household projections.  Taking account of Forum’s estimates of existing unmet need, demolitions and vacancies, this was translated into a housing provision of 335,000 dwellings for the West Midlands Region within which 11,100 dwellings were allocated to Coventry.  The regional guideline was thus 5,000 higher than that recommended by Forum and the Integrated Policy Package was not accepted in its entirety.

3.6 RPG11 makes it clear that the figure contained in the Regional Guidance should provide the basis for housing provision in the review of plans and the CDP(DD) has been prepared in accordance with the figures set out in RPG11.

3.7 Other issues covered in RPG11 which are important to the framework of the housing section of the CDP(DD) are:

· the promotion of a sustainable pattern of development by ensuring that development is sited in or close to existing settlements and at locations which are highly accessible by public transport;

· maximising the use of sites and buildings in the urban area which are derelict or no longer used to help regenerate those areas, avoid the unnecessary loss of greenfield sites and, by so doing, achieve at least 61% of completions on ‘brownfield sites’.  Phasing the provision of housing development on greenfield sites may be used as a tool to help achieve such targets;

· the need to make better use of the existing housing stock by bringing vacant residential units back into use and subdividing larger properties;

· the need to convert units currently in other redundant uses to residential use;

· the need to implement a more flexible approach to density and parking standards particularly in areas well served by public transport;

· the need to encourage housing in high quality mixed use developments in urban areas particularly as a means of reducing the need to travel and encouraging diversification;

· the need to address the housing needs of all sections of the community;

· the need for up to date data on the qualitative and quantitative aspects of housing provision to facilitate a more responsive development plan system.

4.0 THE CITY COUNCIL’S APPROACH TO HOUSING PROVISION

4.1 The City Council has been actively involved in the preparation of various documents which provide a framework for action for a wide range of bodies and organisations with an interest in improving the quality of life in the City.  These documents inform the development of policies in the CDP(DD).

The Coventry Community Plan

4.2 The Coventry Community Plan seeks to involve local organisations in helping to address the City’s needs.  It aims to achieve this by putting together a set of common priorities to form a basis for initiating and implementing projects on the ground.  It has been developed in parallel with the Development Plan, the latter forming a medium to long term land-use context for action.  The Community Plan includes issues related to housing priorities, namely:

· tackling poverty;

· tackling crime and making communities safer;

· creating an exciting, vibrant City Centre; and

· meeting the needs and aspirations of older people.

The City Council’s Strategies

4.3 The City Council has also developed a range of strategies and service plans in order to ensure a co-ordinated approach to the delivery of services.  The Housing Strategy provides the basis for co-ordinating housing activity in the City.  It is based around the themes of :

(
dealing with housing needs and the condition of the City’s housing stock;

(
focusing on disadvantaged groups, and;

(
working in partnership with housing providers and agencies.  

Coventry Housing Action Partnership (CHAP) was formed in 1996 to help identify strategic housing needs and help in the development and implementation of projects to meet these needs.  The City Council’s Environmental and Anti-Poverty Strategies also inform the development of housing policies in the Development Plan.

The Coventry Development Plan

4.4 The CDP(DD) is based around three strategic objectives which it is hoped will lead to:

· a regenerated city;

· a sustainable city; and

· a high quality city.

4.5 The housing chapter aims to contribute to the achievement of these outcomes through its policies and proposals.  Its overall aim is ‘to promote the provision of the right quantity and quality of housing to meet the needs of a population broadly the same size as at present, whether by providing market or social housing’.

4.6 After 20 years of population decline in Coventry, the 1990s has seen a return to broad population stability and it is assumed that this will continue.  However, this has been accompanied by an increase in the number of households due to social changes.  Policies H1 and H2 of the Plan deal with the overall aim in more detail against the background of increasing housing needs and the requirement to maximise the use of the existing stock, as well as looking for land for further housing.

4.7 As stated in paragraph 3.5 above, RPG11 requires provision to be made for 11,100 dwellings in Coventry between 1991 and 2011.  Policy H6 deals with the required provision having taken account of new build completions between 1991 and 1997.  Policy H6 identifies the various components which will contribute to the required provision.

These are:-

i) Principal housing sites i.e. identified sites with a capacity for at least 25 dwellings outside the City Centre.

ii) Small housing sites i.e. identified sites with a capacity for at least 25 dwellings outside the City Centre.

iii) City Centre housing sites i.e. identified sites allocated for housing alone.

iv) Mixed use City Centre sites i.e. identified sites allocated for a combination of uses where housing forms a substantial element.

v) Windfalls.

vi) Conversions (including changes of use).

vii) Clearance sites.

4.8 The individual components of supply listed above are considered in more detail in the following sections.

5.0 EXISTING HOUSING SUPPLY

5.1 The Secretary of State makes it clear that the figures in RPG11 should provide the basis for forthcoming reviews of development plans, and that there should be a presumption in favour of their adoption in these plans.  This is confirmed in draft PPG11 which states that housing provision should be distributed in regional planning guidance and that unitary development plans should focus on the broad distribution and location of growth rather than the level of provision.  The plan, monitor, manage approach is to be used to highlight signs of either over or under provision and alert authorities to the need to review their relevant plans.  In this context, RPG11 also states that authorities should take into account what provision has already been made and the latest information on unmet need, demolitions, conversions and vacancies.  This is dealt with in more detail below following an introductory paragraph on the existing stock.

The Existing Housing Stock

5.2 About 85% of the City’s housing stock was built before the mid-1960s and 60% was built before the Second World War.  A House Condition Survey was carried out across the City in 1995 covering a sample of private, housing association and council dwellings.  The results showed that 19.5% of the City’s private and housing association dwellings were unsatisfactory through unfitness or poor repair.  The level of unfitness is higher than both the average national rate and that for the West Midlands Region, as revealed by the English House Condition Survey 1991.

5.3 The 1995 Survey recommended that action on unfit dwellings should be orientated towards repair and improvement.  The Survey recommended only 1% (just under 100 dwellings) for individual closure or demolition.

5.4 There therefore appears to be scope for encouraging the improvement and better use of the existing stock, thus assisting the process of regeneration.  It is, however, appreciated that such initiatives will not contribute towards meeting the requirement for Coventry, set out in RPG11.

Vacancies

5.5 Changes in the number of vacant dwellings within the housing stock can have a significant effect on the supply of housing.  Homes may be vacant for a variety of reasons; for example, it may be because they are in need of or are undergoing improvements, or are in the process of being transferred from one owner/occupier to another.  Whilst a degree of vacancy could be considered beneficial in that it may have physical, economic and social benefits through renewal and regeneration, too many empty homes can decrease the supply of housing and result in the need to look for further land for development.

5.6 The Government’s White Paper on housing entitled ‘Our Future Homes: Opportunity, Choice, Responsibility’ (June 1995) included a target of reducing the proportion of homes lying empty in England to 3% by 2005 compared with a current proportion of just over 4%.  RPG11 acknowledges that bringing vacant dwellings back into use can make a significant contribution to the available stock.  It is stated that existing vacancy rates are too high and that efforts should be made by all sectors to bring them down.  The need to develop an empty homes strategy and introduce targets in development plans is mooted.

5.7 In reviewing Regional Guidance, Forum looked at the issue of vacancy.  However, a number of difficulties were encountered in trying to establish the current levels of vacancy, let alone projected levels.

5.8 The 1991 Census showed that there were 84,830 vacant dwellings in the West Midlands Region which represented 4.08% of the total stock, the rate being much higher in the owner occupied (5.04%) than the rented sectors (1.97%).  The figures for Coventry were fractionally below the regional average at 4.03% of the total stock,  4.98% of the owner occupied stock and 1.69% of the rented stock.

5.9 Other sources of data indicate very different results.  The English House Conditions Survey carried out in 1991 showed that 42,000 dwellings were vacant in the West Midlands which is 2% of the existing stock.  Another more regular source of data which is often quoted when debating this topic, are the Housing Investment Programme returns.  These represent an amalgamation of statistics from a number of sources:  Local Housing Offices (local authority vacancies), Council Tax records (private sector vacancies) and individual organisations (housing associations and other public sector vacancies).  These statistics do however need to be treated with care as, for example, the number of dwellings may be under-estimated due to failure to register for Council Tax in order to avoid payment.

5.10 The only regular source of vacancy statistics for Coventry are the Housing Investment Programme returns.  Data collected from this source is shown in Table 2 below.  

Table 2:  Vacant Dwellings in Coventry 1991-1997

Base

Date
Vacancies


Local Authority
Housing

Association
Other Public Sector
Private
Total

(percent)

April 1991
384
53
16
4,774
5,227

(4.2%)



April 1992
508
48
7
4,802
5,365

(4.4%)



April 1993
561
122
55
2,768
3,508

(2.8%)



April 1994
687
98
9
3,961
4,755

(3.8%)



April 1995
355
115
4
2,409
2,883

(2.3%)



April 1996
666
154
11
3,129
3,960

(3.1%)



April 1997
772
253
5
4,167
5,197

(4.1%)



AVERAGE 1991-1997
3.5%




Source:  Coventry City Council Housing Investment Programme Documents 1992/93 to 1998/99.

5.11 The figures in Table 2 take account of vacancies in both existing and new stock, and show that the vacancy rate has fluctuated from year to year.  It is therefore considered appropriate to take a longer term view.  If such an approach is pursued, this shows that the average for the period 1991-1997 is 3.5% which is well on course for achieving the target of 3%.  

5.12 Planning has a limited amount of influence on the proportion of vacant homes, although it is recognised that the number of vacant dwellings affects the scale of additional housing and that over-provision of land can accentuate vacancy problems.  It is critical that other mechanisms and bodies are committed to helping to achieve reductions in vacant properties.

5.13 The City Council has demonstrated its commitment to reduce the number of vacant dwellings to minimise the requirement for additional housing in a number of ways, as outlined below.

5.14 Policies H2 and H3 of the CDP(DD) recognise the need to give priority to initiatives concerned with the reduction of vacant dwellings.

5.15 The City Council, as a whole, already recognises the wasted resource that empty property creates in terms of both unused housing accommodation and environmental conditions.  In partnership with Mercian Housing Association, it has conducted an exercise to identify empty homes, trace their owners and offer options to bring homes into use, such as purchase and repair, and providing management through the housing association.  This long-term strategy is focused on Foleshill and is integrated with other renewal initiatives.

5.16 Initiatives in the public sector include advertising, open days in low demand areas and adopting an estate agency approach through the opening of “property shops”.

Conversions/Changes of Use

5.17 Conversions and changes of use are another means of maximising the housing stock, as is acknowledged in draft PPG3.  This may occur as a result of the sub-division of residential properties (for example, larger houses into smaller, separate dwellings), or the change of use of buildings from employment uses (for example offices/space above shops).

5.18 In reviewing Regional Guidance, Forum came to the conclusion that there could be a net gain of 4,000 dwellings through conversions for the period 1995-2011 in the West Midlands, which equates to 250 dwelling gains per annum.  Within this figure, a net gain of 480 dwellings was assumed for Coventry (30pa) between 1995 and 2011.  Table 3 below gives details of conversions and changes of use that have already occurred in Coventry.

Table 3:  Permissions Granted for Conversions and Changes of Use in Coventry


Net effect of Conversions/Changes of Use


Outside City Centre
Inside City Centre
Total

1991/92
18
0
18

1992/93
30
2
32

1993/94
29
-7
22

1994/95
29
-5
24

1995/96
26
1
27

1996/97
-5
0
-5

1997/98
28
3
31






TOTAL 1991/97
127
-9
118

AVERAGE 1991/97
21
-1.5
20pa



TOTAL 1991/98
155
-6
149

AVERAGE 1991/98


22
-1
21pa


Source:   City of Coventry Annual Monitors (excludes figures for institutional housing).

5.19 Table 3 shows that the average falls slightly below the assumptions made for the Plan period and that there have been few conversions/changes of use in the City Centre. However, the figures relate to a period during which there have been no policies that actively encourage conversions/changes of use especially of non-residential buildings in the City Centre.  The CDP(DD) recognises the contribution that conversions/changes of use can make to the overall provision and the role that the changes of use of non-residential  buildings that no longer meet the needs of modern firms can play in regenerating, enlivening and increasing the diversity of the City Centre. It is hoped that ‘living over the shop’ schemes in the City Centre and other defined centres will also contribute to the requirement. Policies H4 and H5 positively encourage conversions/changes of use – such policies are supported by a more flexible approach to issues such as density, parking provision and private amenity space.  Furthermore, such a stance is now supported by draft PPG3.  It is also recognised that it will be necessary to work closely with local agents in order to encourage the conversion/change of use of any suitable premises that become available.

5.20 It is therefore envisaged that there will be an increase in the number of conversions/changes of use occurring especially in the City Centre, over the remainder of the Plan period. Consequently, it has been decided to raise the assumptions to a net gain of 38 conversions/changes of use per annum.

5.21 Development proposals which would result in the loss of housing may require the release of further housing sites. The Plan, through Policy H3A recognises the importance of retaining the housing stock in residential areas, although it is accepted that the introduction of certain employment and community uses may be permissable and would help promote a sustainable approach to development. 

Clearance Sites

5.22 Clearance activity tends to be concentrated in certain types of areas and is particularly relevant for certain types of dwellings.  The bulk of cleared dwellings tend to be old, privately owned dwellings in poor locations, and inter and post war local authority housing suffering from problems associated with non-traditional construction techniques and unsatisfactory designs.  Such clearance activity does not necessarily result in building at lower densities.

5.23 Forum re-assessed figures for demolitions in reviewing Regional Planning Guidance.  This involved recording the number of demolitions that had occurred during the period 1991/95 and reconsidering forecasts for the period 1995/2011.  On the basis of this, the estimate was reduced from 48,000 to 41,650 dwellings for the period 1991/2011 for the West Midlands Region.  The figures for Coventry are given in Table 4 below.

Table 4:  Actual and Projected Demolitions in Coventry

Actual demolitions
Forecast demolitions
Total

1991-1995
1995-2001
2001-2011


111
180
300
600

Source:  Review of Housing Provision in the West Midlands: Appendix 1 – Technical Report.

5.24 The figures in Table 4 give an annual average of nearly 30 demolitions per annum.  Due to concern that the figure used for Coventry in the Regional Guidance calculation was too low, the decision was taken (following consultation on the Review Strategy) to raise the demolition assumptions in the CDP(DD) from 30 per annum to 45 per annum from 1997. Table 5 below shows demolitions that have occurred since 1991.

Table 5:  Demolitions in Coventry 1991-1998


Total

1991/92
0

1992/93
-60

1993/94
-28

1994/95
-23

1995/96
-15

1996/97
-37

1997/98
-189

TOTAL 1991/97
-163

AVERAGE 1991/97
-27pa

TOTAL 1991/98
-352

AVERAGE 1991/98
-50pa


Source:   City of Coventry Annual Monitors.

5.25 If the assumptions given in paragraph 5.24 are applied to the period 1991/1998, then 225 demolitions should have occurred.  Table 5 shows an additional 127 demolitions have taken place over that period, primarily due to a high rate of clearance activity in one year caused by the demolition of a ‘star block’.  On the basis of past trends, the increase in the assumption to 45 demolitions per annum should be adequate to compensate for the achieved rate and cater for future clearance.

5.26 Assuming a demolition rate of 45 per annum for the rest of the Plan period, demolitions for the period1997-2011 will equate to 630 dwellings (45 x 14 years). If this is added to the assumed demolition rate up to 1997 (30 x 6 years), it is likely that a total of 810 dwellings will be lost over the whole of the Plan period, ie. an additional 210 demolitions over the figure in Table 1, para 3.3. If a replacement rate of 50% is assumed on clearance sites it is calculated that 315 new dwellings could be built during 1997-2011. Therefore a net gain of 105 dwellings on clearance sites is included as a component of the overall supply.

5.27
The City Council is proposing to transfer its housing stock into the ownership of a Housing Company which will be registered as a Social Landlord with the Housing Corporation.  This proposal is subject to a majority vote in favour by tenants.  It is likely that the result will be known in October 1999 with the agreed transfer taking place at the end of March 2000.  Such action could lead to a programme of renewal that may accelerate the demolition rate for a period of time, particularly as it could lead to the clearance of 3/4 storey ‘star blocks’.  However, the situation is uncertain and any changes will be monitored carefully over time.
Existing Unmet Need

5.28
In reviewing Regional Guidance, it was accepted that there were a number of households or potential households at the base year from which forecasts of social housing needs were projected (1991) that did not have accommodation.  Forum therefore made an allowance to accommodate concealed couple families and concealed lone parent families, certain sharing households and a proportion of ‘would-be couples’.  These estimates came to an existing unmet need of 15,000 which results in Coventry having to provide an additional 1,250 dwellings.

5.29
A comprehensive Housing Needs Survey was carried out during late 1998 to ascertain the housing needs of the population of Coventry City Council.  However, housing need covers existing households, concealed households and homeless households.  It is therefore much broader in its scope than unmet housing need.

5.30
The results of the Housing Needs Survey show that 7,970 (6.7%) households are estimated to be in need.  This includes a figure of 1,043 concealed households.

5.31
The matter of social housing as a whole is dealt with in detail in Section 7 of this paper.
SUMMARY
5.32
In accordance with RPG11, account has been taken of the latest information on vacancies, demolitions, conversions/changes of use and unmet need.  The statistics support the assumptions made (with subsequent amendments) at the time of preparing Regional Guidance.

6 FUTURE HOUSING SUPPLY

Completions

6.1
Table 6 gives details of the number of new build completions that have occurred over the period 1991/1997.


Table 6:  Housing Completions in Coventry 1991/1997

Private
Housing Association
Total

1991-92
244
66
310

1992-93
264
188
452

1993-94
263
276
539

1994-95
224
206
430

1995-96
464
144
608

1996-97
457
36
493

TOTAL 1991/97
1,916
916
2,832

AVERAGE 1991/97
319
153
472

Source:  City of Coventry Annual Monitors.

The 2,832 dwellings  completed over the period 1991/1997 gives an annual average of 472 dwellings.  This is lower than the average of 555 dwellings per annum required to meet the overall provision.  A further 472 dwellings have been completed during 1997/98.

6.2 If the number of dwellings completed during the period 1991/97 is deducted from the required provision, it leaves a requirement for 8,268 dwellings.  This is equivalent to a build rate of around 590 dwellings per annum up until 2011.




Planned Supply

The Housing Chapter of the CDP(DD) includes policies of general application, and proposals for housing land provision in areas outside the City Centre boundary. Although references to sites in the City Centre are made, this topic is dealt with in more detail in the City Centre chapter.  Prior to considering site specific proposals, this paper looks at some general issues that effect the entire Plan area. 

Brownfield/Greenfield 

6.2 As indicated at the beginning of this Paper, the Government is committed to maximising the use of previously developed land and the conversion of buildings for housing.  It has made it clear that the national target of 60% should be underpinned by regional targets and that local planning authorities should then adopt their own targets reflecting these at a regional and national level.  RPG11 requested that the West Midlands Local Government Association produce a target for housing on land previously built on and indicated that it should, if possible, improve on the 61% of completions on brownfield sites in the region between 1991 and 1995.

6.3 Although the CDP(DD) does not contain a target for development on brownfield sites, it aims to make the best possible use of previously used land and buildings by giving priority to the identification of such sites (Policy H2). Whilst Policy H7 does contain greenfield allocations (see Table 7 below), there are no new allocations on the edge of the built up area and only small quantities in the built up area that have not previously been developed.  A number of peripheral greenfield allocations remain from the 1993 Plan and the Rugby Borough Local Plan (sites now within the modified City boundary).  At March 1997, outstanding identified brownfield sites within and outside the City Centre made up 66% of total capacity.  Further information on whether an identified site is a brownfield or greenfield site is given in the Appendices.  Data on completions between 1991 and 1995 suggest that even before advice on this matter became prevalent, 37.6% of completions were on greenfield sites and 62.4% on brownfield sites.  The situation will continue to be monitored.

Safeguarding Land

6.4 The Plan makes provision for Coventry’s housing needs for the period up to 2011.  The City Council has considered paragraph 3.12 of PPG2 and has concluded that it is not necessary or appropriate to ‘safeguard’ additional peripheral areas of land, particularly in the light of the new ‘plan, monitor and manage approach’.  To reserve peripheral areas for possible longer term development requirements would be contrary to the philosophy of the promotion of an urban renaissance which lies at the heart of Government thinking.

Windfall Sites

6.5 Windfall sites can make a significant contribution to the overall supply of housing land; this has been acknowledged in draft PPG3.  The definition of windfall sites as agreed by the West Midlands Local Government Association is: “those sites which do not originate as a development plan allocation.  Therefore windfall sites would include all sites first identified by planning permission or by committee resolutions not directly related to the development plan process and more usually following the adoption of the development plan”.  Sites resulting from the clearance of housing and conversions are excluded.

6.6 Draft PPG3 states that local planning authorities should make an allowance for the occurrence of windfall sites over the Plan period and in so doing set out underlying assumptions.  Paragraph 9.4 of RPG11 also emphasises the need to make realistic assumptions about the rate at which windfall sites might come forward.

6.7 Table 8 gives details of permissions granted on windfall sites under the terms of the UDP during the last 7 years.

Table 8:  Permissions on Windfall Sites 1991-1998


Small

(<0.4ha)
Medium

(0.4-1ha)
Large

(>1ha)
Total

1991-92
102
33
158
293

1992-93
101
38
56
195

1993-94
98
4
75
177

1994-95
68
33
46
147

1995-96
109
72
72
253

1996-97
58
47
600
705

1997-98
64
61
93
218

TOTAL
600
288
1,100
1,988

AVERAGE
86
41
157
284

Figures exclude institutional housing.


Source:   City of Coventry Annual Monitors.

6.8 Table 8 shows that the number of windfalls coming forward each year has varied and has not shown a marked increase as the Plan period has progressed.  However, there have been a substantial number of permissions each year, the annual average for sites over 1ha being 157 units and that for sites under 1ha being 127 units.  It should be noted that there have been few windfalls within the City Centre under the UDP’s policies.

6.9 The number of dwellings likely to come forward on windfall sites is difficult to assess, due to factors such as the state of the housing market, the stage in the preparation of the development plan and local characteristics.  As far as the Metropolitan Authorities were concerned, the estimates produced by Forum in reviewing Regional Guidance were based on an extrapolation of past trends of windfall identification i.e. planning permissions.

6.10 In the past, completions on windfall sites have made a considerable contribution to meeting housing land requirements in Coventry.  The CDP(DD) assumes that an element of the overall supply will continue to be met on these sites, Policy H8 being the means of achieving this.  Based on past trends it is estimated that an average of over 140 dwellings per year can be expected to come forward on sites under 1 hectare and an average of over 180 dwellings per year on sites greater than one hectare ie. 3,163 units over 14 years.  However, a more cautious approach was taken in the calculations in the CDP(DD), as set out in Table 9 below, i.e. 66 units less per annum than the annual average given in Table 8
Table 9:  Windfall Capacity 1997-2011


Capacity
Annual Average



Sites >1 hectare
1,520
109

Sites <1 hectare
1,530
109

TOTAL
3,050
218

6.11
On the basis of past trends and in view of the need to encourage residential development in the City Centre, it has been decided to increase the original assumptions to 1643 units on sites less than 1 hectare giving a totla windfall capacity of 3,163 units for the period 1997-2011 ie. 226 per annum.

6.12
A comparison of permissions and completions on windfall sites has been carried out.  The results are presented below.

Table 10:  Permissions and Completions on Windfall Sites (< and >1ha)


Permissions
Completions

1991-92
293
238

1992-93
195
391

1993-94
177
299

1994-95
147
259

1995-96
253
407

1996-97
705
188

1997-98
218
217

TOTAL
1,988
1,999

AVERAGE 1991-98
284
286

Figures exclude institutional housing.


Source:   City of Coventry Annual Monitors.

6.13
The figures in Table 10 show that between 1991 and 1998 completions on windfall sites have on average, equalled the number of permissions over the same period.

6.14 Since compiling the Deposit Draft Plan, a number of ‘unidentified’ sites have already come to light.  For example, a number of sites have been put forward as a result of the deposit stage and other sites are the subject of ongoing discussions. These include a variety of sites soon to be surplus to the owners operational requirements.

6.15 Discussions have also taken place with the Education Department of the City Council to determine the number of sites likely to become available as a result of surplus school capacity.  It has been concluded that nine sites could provide approximately 9 hectares of land for residential development.  In determining the potential site area available for development full account of Circular 9/98 has been taken.  In the absence of an audit of playing fields, the latter have been excluded from the potential developable site area.  Where a school site is to be relocated and new playing fields provided, the entire site has been identified as suitable for development.

6.13 Draft PPG3 refers to the need to increase densities of development in appropriate locations.  It also refers to the need to set minimum densities for new development and states that low density development (less than 20-25 dwellings per hectare) should be avoided.  In view of this and average densities achieved on sites in the area over the last few years (30/ha), it is estimated that surplus school sites could provide a minimum of 276 dwellings during the Plan period.  It is possible that a higher figure could be supported given changes in policy.

6.14 The supporting text in respect of Policy E9 of the CDP(DD) also supports the use of obsolescent employment sites for residential use, providing that other employment or mixed/uses cannot be achieved.  This therefore helps achieve a supply of windfall sites.

6.15 As indicated in paragraph 2.6, a National Land Use Database is being set up, the preliminary results from Phase 1 having been published in May 1999.  Whilst this provides data on previously developed land and buildings that may be available for redevelopment, it is emphasised that it represents a snapshot in time and that the stock of land and buildings available for recycling is continually changing.  It is also considered that the figures for Coventry represent a conservative estimate due to the provision of limited information on previously developed land or buildings that may have potential.

Beyond City Centre

Identified Sites

6.16 The CDP(DD) identifies sites for 3,976 units at April 1997.  These comprise 3,256 units on sites with a capacity for at least 25 dwellings i.e. ‘Principal Housing Sites’ and 720 units on sites with a capacity for under 25 dwellings.  The large sites are identified in Policy H7 and include a mixture of sites that have been granted planning permission, that are subject to legal agreements or which have been identified through the development plan process.

Table 7:  Principal Housing Sites Outside the City Centre (Policy H7)

Site Ref. No.
Location
Brownfield/ Greenfield
Capacity at April 1997

1
Jaguar Radford
B
600

2
Westwood Heath
G
335

3
Foxford School
G/B
319

5
Oak Farm
G
243

6
Chace Avenue
B
181

8
Mount Pleasant
G
137

9
(Lyng Hall School
G/B
120

10
(Highfield Road
B
100

11
Potters Green Road
G
71

12
Elms Farm
G
70

13
Woodway Lane
B
67

14
(John Shelton School
G/B
66

15
Hereward/Tile Hill Colleges
G
58

16
Remembrance Road (Clearance Site)
B
57

17
Houldsworth Crescent
B
174

19
Templars School/Tile Hill Lane
B
49

20
Halford Lane
G
43

21
Baginton Fields
G
40

22
Windridge Close
B
40

23
Narberth Way
B/G
90

24
Cryfield
G
36

25
Grindle Road
B
35

26
(Midlands Sports Club
B
35

27
Aldermans Green Primary School
G
35

28
*Stoke Heath Primary School
G
35

29
Watery Lane Depot
B
35

30
Banner Lane
G
33

31
Widdrington Road
B
27

32
Windmill Road Depot
B
25

33
(Carneys Longford Road
B
25

34
Cromwell Street
B
25

34a
Lockhurst Lane/Foleshill Road
B
25

34b
Duggins Lane (South)
G
25

TOTAL


3,256


(Sites that are not identified in either the 1997 or 1998 Monitor


Source:   Coventry Development Plan (Deposit Draft):  Coventry City Council
6.17 The above list comprises a mixture of sites, the majority of which are located in the area to the north east of the City Centre, particularly within the ‘Regeneration Corridor’.  1,132 units are allocated on sites to the south of the City.  At April 1998, only one of the principal housing sites was completed, the majority being not started.  Although few permissions have been implemented, the City Council is satisfied that all identified sites are genuinely available during the Plan period. Further information on sites listed in Policy H7 is included in Appendix A.  
6.18 Paragraph 23 of draft PPG3 states that local planning authorities should adopt a systematic approach to deciding which sites and areas are most suitable for development and the sequence in which development should take place.  Although this should occur at an early stage in the development of an authority’s housing strategy, the CDP(DD) pre-dates draft PPG3.  However, the City Council condones the Government’s intentions and thus intends to subject the identified housing sites (including those in the City Centre) that have not yet received planning permission, and, those where permission is due to expire in the near future, to the sequential test.  Any site that performs badly against the criteria will be reconsidered against other possible sites.

6.19 Whilst it is accepted that some sites may come forward at a lower capacity than expected (Jaguar, Radford), others may exceed their estimated capacity.  In assessing future applications, regard will be paid to advice contained in draft PPG3 which is directed at raising densities, particularly in central locations and along public transport corridors.  The figure that is achieved is therefore more likely to rise than fall.

6.20 An analysis of the estimated capacity of certain housing sites listed in Policy H10 of the UDP compared with actual capacity shows that although fewer units were achieved on some sites than expected, overall the estimated capacity has been exceeded.

Whilst the CDP(DD) does not list sites with a capacity of under 25 dwellings, it makes it clear that these contributed a further 720 units at April 1997.  These are derived from the 1997 monitor and are set out in Appendix B. 
City Centre

Overall Statement of Approach

6.21 At a national level, the PPGs relevant to this section include PPG1 (General Policy and Principles), draft PPG3 (Housing), PPG6 (Town Centres and Retail Developments), and PPG13 (Transport).  At a regional level RPG11 is applicable. 

6.22 Key issues contained in each policy guidance that are related/relevant to housing in the City Centre are summarised as follows:

PPG1: General Policy and Principles (February 1997) 

Mixed use development

· Paragraph 8: Mixed use development can help create vitality and diversity and is considered more sustainable than single use development. Local authorities should include policies in their development plans to promote and retain mixed uses, particularly in town centres.

PPG3: Housing (draft revision, March 1999):

Government’s Objectives

· Paragraph 3: New housing should be well designed and accommodated principally in existing towns and cites. It should contribute to improving the quality of urban life and make a significant contribution to promoting urban renaissance.

· Paragraph 4: Local planning authorities should:

· seek to reduce car dependence by planning for mixed use, facilitating greater walking and cycling, and, by improving linkages with public transport in respect of housing, jobs, local services and local amenity.

Influencing the type and size of housing

· Paragraph 8: Local authorities should formulate plans to:

· seek to avoid too much low-density development and provide for higher density housing in and around existing centres and close to public transport;

· re-introduce housing to centres by, for example, converting space above shops and vacant commercial buildings, and including housing in mixed use developments.

Mixed use development

· Paragraph 9: Local authorities should promote developments which combine a mix of uses, including housing, either on a site or within individual buildings, such as flats over shops. This is important not only to accommodate new households, but also to bring new life into the towns and cities. To increase housing opportunities in town centres, local authorities should identify sites or areas where mixed-use development can be promoted, including, where appropriate, specifying the proportion of floor space which should be residential within such developments.

· Paragraph 10: Local authorities should facilitate mixed-use development by …preparing development briefs for sites likely to become available for development. …They should encourage housing developments with limited or even no off-street car parking in areas with good public transport accessibility and on-street parking control.

Re-using buildings/conversions

· Paragraph 34: Local authorities should adopt positive policies to:

· identify, refurbish, convert and bring into use empty housing, vacant commercial buildings and upper floors above shops through their housing programmes, and where appropriate, should acquire properties for back-to-back sale;

· promote such conversions, including a more flexible approach to development plan standards with regard to densities, car parking, amenity space and overlooking, recognising that such housing is likely to appeal to particular types of households who would prefer to live more centrally.

Raising density of development

· Paragraph 40: In many inner areas, …local planning authorities should consider redevelopment or infill at densities that are sufficiently high to support local services and public transport: densities of over 50 dwellings per hectare may be appropriate close to existing centres. …However, the principal aim should be to establish socially mixed communities, which requires a range of housing types, sizes, tenures and styles to be developed. High density does not require high rise, but it does require good urban design.

Reducing parking standards

· Paragraph 43: Car parking standards for housing should…specify lower standards for …specific locations, such as town centres, which are well served by public transport.

· Paragraph. 44: In and around town centres and other places with good access to public transport and local services, and where there is on-street parking control, the provision of ‘car-free’ housing should be encouraged.

PPG6 Town Centres and Retail Developments (June 1996):

Government Objectives

· Paragraph 1.1: To sustain and enhance the vitality and viability of town centres…

· Paragraph 2.3: The planning system should provide a positive framework to encourage appropriate investment in town centres. The Government therefore wishes to:

· encourage mixed use development in town centres;

· encourage an increase in housing in town centres.

Diversity of Uses

· Paragraph 2.11: The diversity of uses in town centres, and their accessibility to those living and working in such areas, make an important contribution to their vitality and viability.

· Paragraph 2.13: Local authorities should use their development plans to set out policies for mixed-use development in town centres by identifying suitable areas and sites, and issuing planning briefs.

· Paragraph 2.13: A mixture of small businesses, houses or offices in or near town centres, and, the occupation of flats above shops, can increase activity and therefore personal safety… Residents and workers stimulating shopping, restaurants and cafes, and other businesses to serve them, in turn add to vitality…

· Paragraph 2.15: Where vacant office and retail premises seem unlikely to be re-used for that purpose, local planning authorities should encourage conversion to other service, leisure or residential uses. Such buildings, especially older office buildings and upper floors above shops, may be particularly suitable for conversion to flats.

· Paragraph 2.16: Local authorities should promote mixed-use developments which provide additional housing and create lively street frontages.

· Paragraph 2.17: To encourage such developments, local authorities should take a flexible approach to residential car parking and other standards.

Development Briefs

· Paragraph 2.33: Local authorities are encouraged to undertake an urban design analysis, as part of their town centre strategy, to provide a framework for policies in their development plan and for guiding the preparation of development briefs for key sites.

· Paragraph 2.35: Development briefs should be prepared for key sites and should set out the design principles guiding future development. These principles should be based on the policies in the development plan.

PPG13: Transport (March 1994):

· Paragraph 1.8: Local authorities should adopt planning and land use policies to  promote development within urban areas, at locations highly accessible by means other than the private car, …and limit parking provision for developments and other on or off-street parking provision to discourage reliance on the car for work and other journeys where there are effective alternatives.

RPG11: Regional Planning Guidance for West Midlands (Sept 1998): 

· Paragraph 5.4: Housing provision in or near town centres should be encouraged;

· Paragraph 7.20: Authorities should encourage diversification of uses in town centres by promoting mixed-use development and by encouraging the conversion of vacant property (including property over shops) to alternative uses. 

· Paragraph 9.11: Significant additions to the available housing stock can be made through …converting property currently in other uses into residential use. ...Conversions of office buildings… could increase opportunities for people to live in or close to city and town centres.

· Paragraph 9.12: Local authorities should adopt higher densities particularly on sites within and close to existing centres… High density and high quality will be compatible in the right setting, and urban villages will have an important contribution to make in some areas.

· Paragraph 9.13: Authorities should make provision for housing development which contributes to mixed use developments in urban areas. …This type of development helps to increase the vitality and attractiveness of city and town centres and their immediate surroundings. …To make the region’s cities and towns more attractive places to live …is a vital component of both the urban regeneration and sustainability objectives of Regional Planning Guidance.

6.23 In summary, some of the key points raised by the PPGs and RPG11 concerning housing in city centres are set out below:

· Housing in city centres helps contribute to urban regeneration and more sustainable development.

· Housing, as part of mixed use developments, helps increase the vitality and viability of city centres.

· Within city centres, the re-use of vacant properties (including those above shops) or offices for residential use should be encouraged.

· Within city centres, it is appropriate to provide higher density housing developments without compromising quality and design. Lower car parking standards for city centre residential developments should be adopted.

· Supplementary planning guidance, including development briefs, should be prepared to help bring housing sites forward for development.

Local Policy Context

6.24 Coventry’s City Centre housing strategy is contained in the following documents:

City of Coventry Unitary Development Plan 1993

Policies CA18-20 and CA38 provide the basis for the identification of City Centre housing sites in the UDP.

Coventry: A City Centre for all in the 21st Century (Donaldsons URBED and Buchanans: Nov 1997)

Whilst essentially a retail health check and audit of the City Centre, the report also identified several sites that could be suitable for development, including housing, in the short term. If implemented, it was estimated that an additional 362 dwellings (90% flats and 10% houses) could be brought forward, pending the relaxation of parking standards. 

The City Council considered the majority of the sites identified in the Donaldsons report to be suitable for housing. Feasibility schemes, prepared by potential developers and the City Council, have indicated that these sites might be capable of accommodating residential developments at slightly higher densities than initially envisaged in the report. Site capacities have therefore been subsequently revised.

Coventry Community Plan (February 1998)

This is a corporate strategy that supports the creation of an exciting vibrant City Centre. The City Council aims to provide, amongst other things, housing for all age groups. A target of 1,000 new dwellings by 2003 is set, however this includes an element of institutional housing and is not comparable with figures in the CDP(DD).

City Centre Housing Opportunities (Enterprise plc, August 1998)

Fifteen potential sites/properties were initially identified by the City Council and then assessed by Enterprise plc. This list primarily consists of four new build sites; three ‘living over the shop’ initiatives and eight large-scale conversions. 

Amongst other matters, Enterprise did not believe there to be significant demand for City Centre housing, particularly in the owner/occupied sector. Of the 15 opportunities initially identified, 4 new build sites were considered suitable for owner occupied residential use. In addition to these sites, Enterprise identified four other potential housing sites, all of which had previously been highlighted in the Donaldsons/URBED/Buchanans report. 

Coventry Development Plan (Deposit Draft)

The City Centre Strategy aims to achieve an attractive, vibrant and accessible City Centre capable of meeting the needs of the community. In particular, Policy CC3 (a living heart), promotes a mix of residential, employment and education sites and areas within the Centre. In addition, a set of policies and proposals specific to housing provision in Coventry City Centre are included in the City Centre Chapter of the CDP(DD).

Housing Provision in the City Centre

6.25 To help meet the overall provision and regenerate the City Centre, a number of proposals promoting residential development in the City Centre have been put forward.  The key components of the City Centre housing land supply are: 

· proposed Policy CC4: new housing sites (formerly Policy CC4);

· proposed Policy CC5: Sites and areas suitable for mixed use development including a substantial element of housing (formerly Policy CC7).

6.26 The Plan also assumes that ‘windfall sites’ will emerge and contribute to achieving more housing in the City Centre. Reference to this is made in the City Centre chapter although the Policy through which this is to be achieved (Policy H8) is included in the Housing chapter. The importance of conversions/changes of use, including ‘living over the shop’, are also referred to in the Housing chapter, Policies H4 and H5 being of general application ie. applying to the City Centre as well as the area beyond.



6.27 Around 1,303 dwellings are likely to be provided within the City Centre over the rest of the Plan period, the majority arising from sites identified in Policy CC4.  Table 11 is an assessment of the identified City Centre housing sites. 
Table 11 : Assessment of City Centre Housing Sites

Proposed Site Ref
Location
Ownership
Gross Site Area (ha)
Est. Site Capacity (No of dwellings)
Estimated housing density (dwellings/ha)

CC4 : New Housing Sites

CC4-1
Drapers Fields
Private

2.24

178

79

CC4-2
Parkside
Private

5.60

300

54

CC4-3
Lower Holyhead Road/ Hill Street
Private

0.49

85

174

CC4-4
Queen Victoria Rd
City Council

0.39

65

168

CC4-5
Greyfriars Road
City Council

0.16

15

91

CC4-6
Whitefriars Street (Coventry University car park)
Coventry University

0.48

50
   104

CC4-7
Whitefriars Lane, 

Car Park
City Council

0.72

65

90

CC4-8
64-76 Whitefriars Street
Private

0.08

10

132

CC4-9
Winfray Annexe, Butts
Private

0.58

80

139

Total of CC4 sites :


(
Gross Site Area :

10.734 ha


(
Estimated Site Capacity :

848 dwellings


(
Estimated Average Housing Density :
79 dwellings/ha

CC5 : Sites and areas with a substantial housing element

CC5-1
Manor House Drive
Private

0.58

75

129

CC5-2
East side of Grosvenor Road
Private

0.71

80

113

CC5-3
Hill Street/ Corporation St
City Council

0.12

15

124

CC5-4
Spon St /Queen Victoria Road
City Council

0.12

10

85

CC5-5 Phoenix 1 area :
At least 50 dwellings to be provided

CC5-6 Phoenix 2 area :
At least 150 dwellings to be provided

CC5-7 Upper Well St/Bond Street area :
At least 75 dwellings to be provided

Total of CC5 sites, excluding Phoenix areas 1 and 2 and Bond Street area :

(
Gross site area : 1.53

(
Est. Site Capacity :  180 dwellings

(
Est. Average Housing Density : 113 dwellings / ha



Source : Coventry City Council

6.28 The list of identified sites in the City Centre (former Policies CC4 and CC7) have been modified since the publication of the CDP(DD). The modifications involve:

(
the 
transfer of Drapers Field (Proposed Site CC4-1) and Parkside (Proposed Site CC4-2) from the list of Principal Housing Sites (Policy H7) to reflect their City Centre locations;

(
the deletion of a site adjacent to 39 Stoney Road (formerly Site CC4-10);


and, 

 (
the reorganisation of sites contained on former policies CC4 and CC7 to reflect more accurately their potential uses, bearing in mind that Proposed Policy CC4 concerns those sites intended purely for residential use whilst Proposed Policy CC5 concerns mixed-use schemes of which residential forms a substantial element. Phoenix Areas 1 and 2 previously listed in former Policy CC4, are now contained within Proposed Policy CC5.

6.29 In the process of publishing modifications, the opportunity has been taken to indicate the level of housing likely to come forward from the City Centre sites, including those which involve housing as part of a mixed use scheme.  This step helps address some of the concerns raised during the deposit stage of the CDP.

6.30 Since the publication of the CDP(DD), clarification has been sought regarding the level of housing likely to come forward on Phoenix Areas 1 and 2.  It appears that at least 50 dwellings are likely to come from Phoenix Area 1 and the remaining 150 dwellings from Phoenix Area 2.  These figures represent a target which the City Council will aspire to achieve over the remainder of the Plan period. 

6.31 During the deposit period, Coventry University raised objections to the inclusion of a site at Whitefriars Street (Site CC4-6).  It is considered necessary to retain this site for housing as its development would help create a critical housing mass in the locality.

6.32 The housing sites identified in Policies CC4 and CC5, whether in public or private ownership, are likely to be subjected to development pressure for other uses.  Apart from the sites at Drapers Fields, Parkside, and Phoenix Area 1, none of the identified housing sites have planning consent for housing.  To help secure these sites and areas for the uses identified, including residential, development briefs/frameworks may be prepared and adopted as Supplementary Planning Guidance to the CDP(DD).  

6.33 In view of the low incidence of windfalls and conversions in the City Centre during the last few years, proposed figures have been amalgamated with those for the rest of the Coventry. This approach helps avoid confusion over double counting. It is hoped that past trends will be reversed under the new policy approach.

Housing Capacity and Density

6.34 Although the density figures of some of the City Centre housing sites appear quite high, they are considered to be acceptable.  Draft PPG3 suggests that densities of more than 50 dwellings/hectare can be achieved on sites in City Centres.  As site characteristics and forms of  development will vary, certain sites will  have the capacity to accommodate more dwellings per hectare, thus densities will vary. The draft PPG3 figure is considered to be a minimum standard.

6.35 Since the publication of the CDP(DD), further work has been undertaken to ensure that the estimated capacity of each City Centre housing site represents a realistic assessment.  Feasibility studies prepared by the City Council in association with consultants appear to demonstrate that higher densities can be achieved on these City Centre sites without compromising key issues including on-site parking provision and urban design.  In addition, it is also noted that the density figures for the housing sites within Coventry City Centre are comparable with other similar city centre residential developments elsewhere in the country (See Appendix D).

Car Parking 

6.36 Policy CC12 in the CDP(DD) proposes the imposition of maximum standards on private car parking for new developments within the City Centre. This is in line with current Government thinking on the need to reduce car reliance and plan for pedestrians and cyclists. In estimating the capacity of sites in Policies CC4 and CC5, a maximum provision of 1 space per dwelling has been used.  This approach is considered to be consistent with that suggested in draft PPG3. The maximum standard of 1 space per dwelling is considered applicable to all potential housing developments within Coventry City Centre.


Conclusions

6.37 There is potential for residential development in the City Centre, despite the somewhat pessimistic findings of the Enterprise report. The successful implementation of the City Centre Housing Strategy depends on, amongst other things, an integrated and coherent strategy for environmental improvements. In addition, policies and proposals for housing in the City Centre need to be supported by positive corporate actions.  This will help achieve the City Council’s vision of creating a vibrant City Centre. 

· Environmental Improvements

The creation of a pleasant and pedestrian-friendly City Centre environment is fundamental to the creation of a vibrant City Centre. If implemented in an integrated manner, it will not only encourage visitors to return but also attract potential residents. Birmingham City Council’s corporate strategy for enhancement is set out in its Birmingham Urban Design Study. Recommendations to Part 1 of the Study, adopted by Birmingham City Council in the early 1990s, were followed by a series of environmental enhancement schemes resulting in the present transformation of its City Centre.


Coventry City Council has recognised the importance of improving its City Centre environment and is proposing a series of measures which aim to create an ambience that is attractive to its visitors and conducive to City Centre living.  Following the recommendations of consultancy studies commissioned since 1993, environmental improvement schemes, including greening exercises, are proposed under policies CC9 and CC10 in the City Centre chapter of the CDP(DD).  In particular, Policy CC10 has identified a total of 14 City Centre locations that would benefit from major improvements.  In addition, Policy CC1 proposes a number of measures to improve accessibility of all communities to and within the City Centre.  finally, the City Council also encourages partnership with its stakeholders to promote good design, including integrated public art and lighting schemes, and better management of the City Centre (Policy CC14).

· Positive Actions on Living in the City Centre

In addition to environmental improvement schemes, other local authorities have adopted policies that have a more direct impact on living in the City Centre. Since the implementation of an Empty Homes Strategy in the Summer of 1993 and various other environmentally based initiatives, Reading Borough Council, for instance, has seen 400 properties being brought back into use, creating 490 units. Like Reading, Birmingham City Council also has a corporate strategy on City Centre housing. When first launched in the 1990s, Birmingham City Council targeted empty premises that were in their ownership. Both Reading and Birmingham’s strategies are high profile, attracting much media attention. The policies and respective councils’ actions act as catalysts for the private sector. 

To progress the Coventry Community Plan, programme delivery groups have been set up since February 1998 to ensure that the City Council’s target objectives, including the provision of City Centre housing, are addressed corporately, meeting the aspirations of the local communities.  At this stage, it is too early to comment on the effectiveness of these groups.  However, the availability of funding resources and commitment of the members are important to ensure implementation of the City Council’s target objectives.

7 AFFORDABLE HOUSING

Background

7.13 During late 1998, a survey was carried out by Fordham Research Ltd (FRL) to identify the housing needs of the people of Coventry.  It had been commissioned by Coventry Housing Action Partnerships (a partnership company limited by guarantee) to inform both the City’s Housing Strategy and the Coventry Development Plan.

7.14 Addresses were drawn at random from the Council Tax Register and a total of 2,250 responses were received.  In order to provide information on the local housing market, the consultants also made contact with a total of 13 estate and lettings agencies.

Definitions

7.15 FRL has two key definitions in the survey:

1 Affordable housing is housing for those who cannot afford market price housing either to rent or purchase (and is therefore not the same as “low priced” housing, which is market housing at the lower end of the price range).

2 A household is in housing need if it occupies unsuitable housing and is unable to afford a solution to its housing problems.  Accommodation can be unsuitable because of physical condition or because the household cannot operate within it.

Main Findings

7.16 (
Total housing need in the City is 7,970 households :


This comprises
6,690 
households in unsuitable housing unable to afford market housing


1,040
concealed households in housing need

240 homeless households


(
Over the next 7 years, up to 2006, the net housing need will increase by a further 1,240 households to 9,210 households.

7.17 There are three components to this prediction.  First, the existing need is 7,970 households.  Second, the projected need is 26,090 households: this comprises both the change in the number of households due to household formation who are unable to afford market housing and existing households in satisfactory accommodation who will need to move but will be unable to afford market housing.  Third, there is an estimated supply from lettings and transfers of 24,850 units.

(
Most housing need picked up in the survey (64%) is not registered on the Council’s Waiting List.

Provision of Affordable Housing
7.18 The consultants point out that not all the identified current and future need will require the provision of additional affordable housing.  Much of the need can be met by other policy initiatives.  However, the fact that 7% of Coventry’s households are in housing need means that the City can demonstrate a significant level of housing need and can set targets for affordable housing.

7.19 The consultants recommend that the high level of housing need in Coventry justifies the highest level of target currently in use : some 30% of the relevant allocation.  They see no reason to vary the selected target between sites, because housing need will be dealt with at a city-wide level as and when site opportunities arise.  However, there could be variations where particular market and site conditions apply and affect the viability of the development.

7.20 The consultants also studied the different “sub-tenures” of affordable housing.  Their main conclusions are as follows:

(
Low-cost market housing is of no value in meeting housing need in the City.  Firstly, new dwellings are, on average, more expensive than second-hand properties.  Secondly, there is no shortage of second-hand properties.  Thirdly, the justification for seeking low-cost market housing arises where there is a shortage of cheap second-hand housing.  Thus, there is no reason to envisage this sub-tenure as a way of meeting housing need.

(
Low-cost subsidised housing includes an explicit discount in the selling price.  Since the gap between new and second-hand prices of around 40% is much larger than the discount that could be expected on new dwellings, this sub-tenure cannot offer any direct help to those in housing need.

(
Shared ownership has a limited role because only a handful of households in need would be able to afford this sub-tenure: a target of 5%is suggested.

(
Social rented housing is housing available at subsidised rents to those who cannot afford market prices. The consultants believe that current and future housing need justifies a target of 25% for this sub-tenure.

Thus, social rented housing is the most significant mechanism in providing affordable housing to meet housing need.

Conclusions
7.21 The Housing Needs Survey has provided an input for and confirms much of the approach set out in the CDP(DD).  In particular, the Survey supports:

(
the significant level of housing need in the City

(
the stated preference for social rented housing

(
the application of a city-wide target (although the 25% contribution will be retained) and

(
the application of the target across all sites

8 SUMMARY & CONCLUSIONS

8.1 The diagram below provides a summary of how the City Council is proposing to meet its requirement of 11,100 additional dwellings during the period 1991-2011.

 Diagram :  Summary of Components of Supply to Meet Required Housing Provision

Completions 1991-1997

2,832 (gross) (1)



plus



Outstanding Identified Sites at 1997

(Policies H7, CC4, CC5 and small sites (< 25 units) outside the City Centre

5,279 (gross) (2)

plus



Projected Sites in and outside City Centre

(windfalls)

Sites <1ha  =  1,643

Sites >1ha  =  1,520

plus



Net Allowance for Conversions/Changes of Use

(in and outside City Centre)

532

plus



Net Effect on Clearance Sites 1997-2011

105

EQUALS



11,911



1 An allowance of  600 demolitions was included in original assumptions – see Table 1 para 3.3. Completions relating to conversions and changes of use have not been monitored for the period 1991-1997. The net gain from these sites is not included.

2
See Appendixces A, B, C and D for a detailed breakdown of these figures. 
8.2 This paper has demonstrated that Coventry is fully in accordance with RPG11 and national guidance (as long as the content of draft PPG3 is taken on board).  The approach is one of meeting housing needs in the widest sense in a manner which is sustainable for the City.

8.3 Urban regeneration means re-investing within existing urban areas to the maximum extent feasible, providing that the other elements of good housing policy (choice of type, location and tenure) are met, in order to maximise the benefits of new build to existing communities (again providing greater choice within existing areas for people who do not want to move far).
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