6.01

Peak Sub Region Strategic Housing Market Assessment
December 2008

CHARACTERISTICS AND STRUCTURE OF HOUSING SUPPLY

This section examines the characteristics and tstrei®f housing supply in the HPDD
Sub-Area giving an assessment of the range, qualdyspatial distribution of housing that
is currently available within the existing stocks A previous sections, data is presented
for each of the local authorities within the stuahga and is compared (where possible) to
the benchmark areas, Derbyshire, the East Midlands€England.

Key Points

The 69,000 dwellings in the HPDD Sub-Area are redtit evenly split betwee
detached (32%), semi-detached (30%) and terracett §28%), though with mor
of an emphasis on detached housing (42%) in Denteydbales, and terraced
housing (36%) in High Peak, where in these twosaseh figures, for detached and
terraced housing respectively, are significantlyowab the regional and nationgal
benchmarks

However, growth of semi detached houses and (fedsn a low base), alongside
detached dwellings, has in recent years (1991-26Githed regional and national
growth trends

Growth in overall housing stock since 2001 has hexdcthe national rate, though
has been significantly behind that for Derbyshimd the East Midlands

Within the HPDD Sub-Area, the growth in stock has been even, with growth in
High Peak, alongside that for Derbyshire and thetBdidlands, comfortably
exceeding the rate for England, whilst the rateCferbyshire Dales has more close
matched the rate for England

y

Using the number of rooms as a proxy for the numifelbedrooms suggests
significant over-representation of four bedroomd(arger) properties in Derbyshite
Dales and the Peak National Park, compared to Rigak and the regional and
national benchmarks, and, likewise, an under-remtasion of smaller properties

The over-representation of four bedroom (and lardeellings in Derbyshire Dalgs
is confined to owner occupied dwellings, with amenrepresentation of such larger
dwellings in the social and private rented sectors

There is a notable level of under-occupancy (winengseholds occupy more spdce
(by numbers of rooms) than their size suggests tieeyg) in Derbyshire Dales and
the Peak National Park. Conversely, dwellings igitHPeak, as with the East
Midlands region, have notably lower levels of undecupation, and relatively
higher levels of over-occupation. This pattern rbaybeing perpetuated — a suryey
of new build schemes undertaken as part of the iHgudeeds Study suggests a
higher emphasis on larger housing (three and fedrdoms) in Derbyshire Dales
than in High Peak and the regional benchmarks

Overall, across the HPDD Sub-Area, the social eerdmck of dwellings has ja
disproportionate representation in the incidencevefr-occupation, making up 38pb
of all incidences of over-occupation compared # dtcommodating 13% of all
households
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The housing stock in the HPDD Sub-Area is effidientsed, with vacancy rates
lower than regional and national benchmarks. Howeedlecting the natural beauty
and accessibility of the HPDD Sub-Area, there isgh proportion of second home
ownership in the Derbyshire Dales and Peak NatiBaak parts of the HPDD Sub-
Area, though it is notable that second home owmgrgaccording to the 2001
Census figures) is much less in the Peak Natioadk Ehan in the Lake Distrigt
National Park (though figures from 2005 Council Tr@cords suggest significant
growth since 2001)

—

Using Council Tax bands as a proxy for the quaditgl price for housing, sugges
the Sub-Area has a significantly higher propordrigher priced stock (reflectin
a greater proportion of larger detached houses) thathe East Midlands an
England, and much lower proportions of the reld§ivenore affordable” Band “A-D
stock, with the difference being especially markeBerbyshire Dales

S

o«

Representation of owner occupied stock is signifigagreater, and social rented
stock, significantly less, than regional and natldmenchmarks, with the deviation
even greater in the Peak National Park area

Assuming trend based completion rates for the HRglhk and Derbyshire Dales
planning authorities, and applying the PDNP’s esated dwelling completion rate
(adjusted for the area of the National Park wittiie HPDD Sub-Area), would
suggest that the dwelling target featured in thergmg RSS for the period 2002-26
will be exceeded.

However this is unlikely to be the case in realisy maintaining the momentum pf
new development is likely to prove challenging asiding land supply reduces and
the need to increase the proportion of affordablesing developed makes profit on
remaining sites more marginal.

Indeed, planned development and further identifi@oacity in the three compongnt
planning authority areas (which includes an arethefPeak District National Park
outwith the HPDD Sub-Area) amounts to 8,780 overghriod 2006 — 2026, or 439
completions a year (according to the East MidldRdgional Assembly), which is 61
per year less than the EIP Panel target.

Turnover of market housing varies across the HPDID-Srea, being reasonably
close to the regional and national averages in Righk Borough, but notably low
in Derbyshire Dales District.

D
—_

Across the HPDD Sub-Area, the supply of “entry Iévene bedroom and four
bedroom market housing is low, and in parts of Pghire Dales the availability g
some two and three bed house types is also limited.

=

The limited availability of “entry level” one bedsm and four bedroom market
housing for owner occupation is compounded by ¢kelével of rental opportunities
for dwellings of this size, and the low turnoverasfe bedroom and four bedrogm
social housing

The tendency towards larger units for new buildkethousing in Derbyshire Dales
suggests that the shortage of entry level one beddoousing in that area (and a
shortage of two bedroom housing in parts) may ooetiif new build continues t
follow the trend identified by the JHA research.

O
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Current Housing Stock

According to the 2001 Census, the total numberropgrties in the HPDD Sub-Area is
approximately 68,900 (nearly 22% of the total stoflDerbyshire), and some 17,200 of
these properties are in the National Park. Thd tatebers of dwellings in each area is
shown in Table 6.1 below. The High Peak area hasoapnately 7,500 more properties
than the Derbyshire Dales (38,200 over 30,700).

Table 6.1: Dwelling Numbers

Area Total Dwelling \
High Peak 38,200

Derbyshire Dales 30,700

HPDD Sub-Area 68,900

Derbyshire 319,700

East Midlands 1,796,700

England 21,262,800

PDNP 17,200

Source: 2001 Census

Looking at the spatial distribution of the dwellghgh the HPDD Sub-Area is important in
considering transport services and road infrasfrect As Figure 6.1 illustrates, dwellings
in the HPDD Sub-Area are widely distributed, sigraihtly more so when compared with
the rest of Derbyshire. These low density levelsult from the rural nature of the area.
There is a situation of clustering throughout thBDH Sub-Area, although generally
density remains below one dwelling per hectare.s&€hareas of clustering include the
Matlock/Darley Dale area and between Buxton and N&\g.
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Figure 6.1: Spatial Distribution of Dwellings: Number of Dwellings per Hectare by Output Area
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Figure 6.2 shows the spatial distribution of dwejl per hectare (dwelling density) by the
local authority in the East Midlands. The higheretlimg density reflects the higher levels
of urban development. In particular, the high conticgion of dwellings in the centre of the
map is associated with Nottingham, Leicester, Norpton and Lincoln. The map clearly
highlights the lower density of the HPDD Sub-Areampared with Derbyshire and the
East Midlands, in particular, Nottingham and Letees

Figure 6.2: Spatial Distribution of Dwellings: Number of Dwellings per Hectare by
Local Authority, East Midlands

Source:2001 Census

The type of housing stock in the study and benchraagas is shown in Figures 6.3 and
Table 6.2. The proportion of housing types for HieDD Sub-Area is predominately
detached (32%), semi-detached (30%) and terra@¥)(ZCompared with High Peak, the
Derbyshire Dales has a significantly higher praporiof detached properties (42% rather
than 24%), and significantly lower proportion ofréeed properties (19% rather than
36%).

The National Park closely resembles the charatiterisf the Derbyshire Dales in having a
high proportion of detached and semi-detached ptiepg45% and 27% respectively). A
distinguishing feature of the National Park, althlounot hugely significant is the low
proportion of terraced properties (7%), the lowsdsdll comparator areas in the study.

Derbyshire and the East Midlands have the sameoptiop of detached properties as the
HPDD Sub-Area (32%). Both the County and the Reg@we a higher proportion of semi-
detached properties and a lower proportion of texgroperties when compared with the
HPDD Sub-Area. The national figure shows a higheopprtion of semi-detached
properties and flats/maisonettes.
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Overall, the HPDD Sub-Area is slightly skewed tosigardetached properties when
compared with the national figure. However locallyd regionally the HPDD Sub-Area
has a lower proportion of detached and semi-dethpheperties and is skewed towards
having more terraced properties.

Figure 6.3: Housing Stock by Type 2001 — HPDD Sub+éa

O Detached

O Semi-detached
28% O Terraced
O Flat, Maisonette/ Apartment
W Caravan/Other

30% Mobile/Temporary Structure
O Shared Dweling

Source: 2001 Census

Table 6.2 Housing Stock by Type 2001

Flat,
Maisonette/
Apartment and
Detached Semi-detached | Terraced all others
High Peak 24% 30% 36% 10%
Derbyshire Dales 42% 30% 19% 8%
HPDD Sub-Area 32% 30% 28% 9%
Derbyshire 32% 40% 21% 7%
East Midlands 32% 36% 21% 10%
England 23% 32% 26% 19%
PDNPA 45% 27% 20% 7%

Source: 2001 Census

Table 6.3 shows the tenure composition of the Imgustock in the study and benchmark
areas. The tenure of the HPDD Sub-Area is preddelin@wner occupied (76%) with
13% being either council or social rented and 11&mdp privately rented, with slightly
more owner occupation in High Peak (and slightlyrenprivate rented / rent free in
Derbyshire Dales District. Within the National Palnkere is a notably smaller social rented
sector (11%) and a larger incidence of privateingient free (13%).

96



6.10

6.11

6.12

6.13

6.14

Peak Sub Region Strategic Housing Market Assessment
December 2008

Table 6.3: Housing Stock by Tenure 2001

Private
Rented/
Owner Council Other Social Living Rent
Occupied Rented Rented Free
High Peak 77% 11% 2% 10%
Derbyshire Dales 75% 11% 2% 12%
HPDD Sub-Area 76% 11% 2% 11%
National Park 76% 9% 2% 13%
Derbyshire 74% 15% 2% 8%
East Midlands 2% 14% 4% 10%
England 69% 13% 6% 12%

Source: Census 2001

The HPDD Sub-Area has a higher proportion of ownecupied properties (77%)

compared with the regional and national benchmd#% and 69% respectively).

Derbyshire, the East Midlands and England also bhavigher proportion of socially rented
stock when compared with the HPDD Sub-Area. The@mmon of properties accounted

for by the private rented sector in the HPDD SubdAis similar to the East Midlands and
England. The proportion of stock that is privateyted is likely to have increased since
2001 as a consequence of the take off of Buy to Let

The papefThe use of existing housing stock in rural Engfaodmments that the supply

of affordable rural housing (which was historicdthyv) has decreased significantly in rural
areas through the Right to Buy, the cap on loc#iaity building, planning constraints

and the difficulties faced by rural housing asstmies in securing suitable sites. It is
reported that the effect of the Right to Buy on si@ply of affordable housing has been
damaging, with some villages now lacking any sde@lsing as a result of sales.

The loss of Local Authority Social Housing GrantAGHG) has also had an adverse
impact on the supply of new-build homes and thepscir the acquisition of existing
properties for social housing. It should be nateavever, that there has still been grant
available to Housing Associations to support neildqprogrammes.

However, Table 6.3 confirms the relative shortafgaffordable housing in the HPDD Sub-
Area. The Table shows that council and other #gaianted properties account for 13.0%
of dwellings in High Peak, Derbyshire Dales and DD Sub-Area and 11.0% in the
National Park compared to a much higher proportéri8.0% and 19.0% in the East
Midlands and England respectively.

Growth in Stock

Analysis of the differences between the 1991 an@l12CGensus shows the change in
dwelling type over the ten-year period. This ishtighted in Figure 6.4.

Detached housing has experienced the highest piopate rise across all
benchmark areas, with the increase in High Peakagito the national average. In
absolute terms, this growth represents an increi8e200 dwellings in the HPDD
Sub-Area.

! Commission for Rural Communities, Housing CorpioratThe use of existing housing stock in
rural England
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Semi-detached housing has also increased sigriffcavith the rate of increase in
the housing stock in High Peak exceeding the natiamd regional average. In
absolute terms this growth represents an incre2e760 dwellings in the HPDD
Sub-Area.

Terraced housing across all areas has decreasedevidr, the level of decline in
High Peak is very limited. There has been a dedfranly 300 terraced dwellings.

The rate of increase in the number of flats in DD Sub-Area matches the
national average and exceeds the rate of growtlonadly (although they still
represent a smaller proportion of the stock. Qleitzere has been an increase of
600 flats between 1991-2001.

Figure 6.4: Change in Dwellings by Type (1991-2001)
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Source:Census 1991/2001

Figure 6.5 and Table 6.4 show the pattern of grawthousing stock between 1999 and
2004 in the study and benchmark areas. This cosgratias been achieved by indexing
the 2001 figures at 100. Strong growth in housitarls has been evident in the East
Midlands and above that seen in England. The HighkPsaw strong growth in housing
stock over the four years 2001-04, overtaken bybixhire in 2003. Growth in housing
stock has been consistently low for Derbyshire Balmampared to the other observed areas.
Table 6.4 shows that the overall growth in stock hemained slow but steady for the
HPDD Sub-Area increasing the number of propertigsapproximately 1,300 (1.9%)
between 2001 and 2004. A larger proportion of ¢gneswvth is attributable to the High Peak
(2.2%), rather than the Derbyshire Dales (1.6%§ Gtowth rate for the HPDD Sub-Area
is still however 0.9% below that for Derbyshireveeen the period 1999 and 2004.

There are a number of factors which have contribtiethis growth profile, such as land
availability within a topographically challengingrea and National Park planning

restrictions. National Park completions datar the period April 1991 — March 2007,
shows that 1,514 dwellings were built within thetiNbiaal Park during this period. Of

2 Peak District National Park Authority — The Annttusing Report 2007
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these 1,514 dwellings, a large proportion (81%) gt within Derbyshire Dales District
and High Peak Borough. Indeed, 18% of completiorisimvthe HPDD Sub-Area over the
period 2001-2006 were within the National Park

Figure 6.5: Change in Housing Stock (2001 = 100)
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Table 6.4: Change in Housing Stock 2001-2004

High Peak 37,737 38,563 +826 2.2%
Derbyshire Dales 31,183 31,681 +498 1.6%
HPDD Sub-Area 68,920 70,244 +1,324 1.9%
Derbyshire 318,614 327,554 +8,940 2.8%
East Midlands 1,794,806 1,844,523 49,717 2.8%
England 21,360647 21,723,001 362,354 1.7%
Source:CLG

A good indication of the quality and price of theuBing stock in a given area is the
proportion of housing stock in each council taxdadarigure 6.6 shows the breakdown by
Council Tax Band and Table 6.5 compares it withomal and regional averages. Table
6.5 shows that the HPDD Sub-Area has a higher ptiopoof high priced stock and much

lower proportions of stock in bands A and B comgaeregional and national averages.
This has clear implications for affordability inetlarea.

Although this is the overall picture, there arefatiénces between High Peak and the
Derbyshire Dales. For example, looking at the propo of properties in the “lower price”
bands (Bands A — D) shows a significantly lowerpamion of properties in Derbyshire

% Updated Appendix 2 with HMA Housing Trajectori€yre Doc HOU43, EMRA
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Dales falling into Band A-D (70%) than for High Re@4.1%). High Peak more closely
reassembles the regional and national profile.

Figure 6.6: Dwellings by Council Tax Band 2004 — HPD Sub-Area
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Table 6.5: Dwellings by Council Tax Band 2004

High Peak 38,500 51.1% 33.0% 13.6% 2.4%
Derbyshire Dales 31,400 31.3% 38.4% 23.4% 7.0%
HPDD Sub-Area 69,900 42.2% 35.4% 18.0% 4.4%
Derbyshire 328,100 61.1% 27.1% 9.6% 2.2%
East Midlands 1,848,100 60.8% 28.1% 9.1% 1.9%
England 21,743,000 44.9% 36.6% 14.4% 4.1%

Source: Valuation Office Agency

Figure 6.7 and Table 6.6 show the size of stockilmber of rooms according to the 2001
Census. The count of the number of rooms in a hmids accommodation does not
include bathrooms, toilets, halls or landings,amms that can only be used for storage. All
other rooms, for example, kitchens, living roomsdimoms, utility rooms and studies are
counted. If two rooms have been converted intotbag are counted as one raoRnoms
shared between a number of households, for exaangih@red kitchen, are not counted.

For the purposes of this discussion we have assuhgébllowing relationship between
the number of rooms and the number of bedrooms:

1-4 room dwellings equate to a 1-2 bed propenyafassume this includes a kitchen,
and could include 1 or 2 reception rooms.

5-6 room dwellings equate to a 2-3 bed propertyafassume a kitchen and one or
two reception rooms.

7-8 room dwellings equate to 4 bed plus properties.
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The majority of stock in the HPDD Sub-Area consgdtgither five — six rooms (47%) and
seven+ rooms (26%) and therefore the area hasrlaiged properties. Compared to the
Derbyshire Dales, the High Peak area clearly hédswar proportion of seven+ room
properties (23% compared with 30%). The NationalkRance again has very similar
characteristics to the Derbyshire Dales and is skietowards the larger room sized
properties.

In comparison to Derbyshire, the East Midlands Bndland, the HPDD Sub-Area has a
lower proportion of properties with five — six rosnbut has a higher proportion of

properties with over seven rooms, indicating a ¢émagt for larger properties in the HPDD

Sub-Area. This conforms with the earlier evidenoespnted in this section and elsewhere
in the report that HPDD Sub-Area is less denseleligped than Derbyshire, the East
Midlands and England and has a greater proporficletached dwellings.

Figure 6.7: Size of Stock —-HPDD Sub-Area

Source:Census 2001

Table 6.6: Size of Stock

g
[Derbyshire Dales 0% 1% 22% 46% 30%
[HPDD Sub-Area 0% 2% 25% 47% 26%
INational Par 0% 1% 24% 44% 31%
[Derbyshire 0% 1% 26% 53% 19%
[East Midlands 0% 2% 25% 52% 21%
[England 1% 3% 29% 48% 20%

Source:Census 2001
Table 6.7 and Figure 6.8 show the size of stockebyre for the HPDD Sub Area. Table

6.7 compares the distribution of different sizedtaumy tenure with the overall tenure
distribution. The table shows that there is an un@presentation of the very largest
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(seven+ rooms) stock, and an over representatidineo$maller (one-four rooms) stock in
the social (Rented from Council and “Other Sociahtd) and private rented tenures.

Table 6.7: Size of Stock by Tenure, HPDD Sub-Area

HPDD Sub-Area
Owned

1room | 2 rooms

26%

23%

3-4room
57%

5-6 room
80%

7+ rooms
93%

Tenure
Profile

76%

||Rented from the Council

28%

35%

21%

10%

1%

11%

||Other Social Rented

5%

12%

5%

1%

0%

2%

Private Rented or Living
Rent Free

41%

30%

18%

9%

5%

11%

Source:Census 2001

Figure 6.8: Size of Stock by Tenure — HPDD Sub Area
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Vacancy, Occupancy and Overcrowding

External demand for dwellings generated by comngutiretirement and second-home
ownership is high in many rural areas leading tmpetitive housing markets in which

local people often struggle to compete.

Figure @isstrates the 2001 Census of

Population information on unoccupied dwellings iifging whether they are vacant or
whether they are second homes/holiday homes.
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Figure 6.9: Vacancy Rates and Second Home OwnershZ®01
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Source:Census 2001

The proportion of dwellings that are unoccupiedaduse they are vacant is slightly lower
in the HPDD Sub-Area than in the benchmark aread®4Zompared with 3.3% across the
region as a whole), indicating that the existinguding stock is being used relatively
efficiently. Within the HPDD Sub-Area, the level wdicancy in Derbyshire Dales and the
National Park area is slightly higher than the lewddigh Peak.

However, the proportion of dwellings that are idiged as second homes/holiday homes
within the HPDD Sub-Area is high (1.4%) comparedh® regional average (0.75%). The
rate is particularly high within the Derbyshire Bsl(3%) and within the National Park
area (3.4%). The rate within High Peak (0.5%h&sdame as the county average (0.5%).

Figure 6.10 illustrates there is a band of higkelsewf second home ownership within the
area in the centre of HPDD Sub-Area. These arkdis avithin the National Park area.
The figure also illustrates that the prevalenceexfond home ownership in Derbyshire is
contained within the HPDD Sub-Area.

However, notably no area has a level of second howmership that is over 10% - in

comparison some 18% of household spaces withinLék® District National Park are
classified as second or holiday homes (Census 2001)
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Figure 6.10: Second Home Ownership 2001

HPDD Sub Area

Source: 2001 Census

Recent data available from Council Tax returns @Odlustrates further the level of

second home ownership. This data suggests that #rer293 second homes within High
Peak, and 973 within Derbyshire Dales, comparefigtoes of 196 (High Peak) and 776
(Derbyshire Dales) recorded in the 2001 Censusi.lst\there must be caution exercised
when comparing data collected using different methagies, the more recent data
suggests that the incidence of second home owipecshitinues to grow strongly (by 25%
over the period) in the traditionally popular Deshire Dales, whilst the significant 50%
growth in the traditionally less popular second kamwnership in High Peak is notable.

The increase in second homes is as expected satmmally there has been significant
increases in second (or multiple) home ownershipraEnglish households. However, it
is increasingly hard to differentiate between wisat primary residence and what is a
secondary residence of families that own more thranproperty, due to changing patterns
of life and work. Changing regulations regardingu@cil Tax can also affect whether
people register homes as second homes.

Conversion of dwellings to holiday lettings mayaafsut further pressure on the housing
stock, effectively removing dwellings used for parmant occupation from the residential
stock. There are some compensating benefits imstef sustaining and fostering growth
of the tourism sector, and in many cases being anmef diversifying farm incomes.
However, this is nevertheless another factor whishy contribute to affordability
problems.

Table 6.8 presents unit vacancy rates for sociateceand all units for 2002 and 2006,

using HSSA returns data for Derbyshire Dales Qistind High Peak Borough. Overall
stock vacancy rates are stable and low for botasat@ough slightly higher at around 4%
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in Derbyshire Dales compared to 3% in High Pealke Vacancy in the social housing
stock in High Peak is very low and stable (at acb@fo). However, the increase in the
vacancy rate within the social housing stock oftiyshire Dales, from 0.6% to nearly 4%,
is notable.

Table 6.8. Vacancy Rates for Social Rented and Allnits for 2002 and 2006

Derbyshire Dales High Peak
% Vacant Social All Stock Social All Stock
2001/2 0.64% 4.45% 1.18% 2.66%
2005/6 3.99% 4.11% 0.81% 3.06%

Source: HSSA Returns 2001/2 and 2005/6

Figure 6.11 shows the Occupancy Ratings for eadasihg market area. This provides an
indication of under-occupancy and over-crowdingvalue of -1 implies that there is one
room too few and that there is overcrowding intibesehold.

Figure 6.11: Occupancy and Overcrowding
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Derbyshire High Peak HPDD Sub Derbyshire East England National
Dales Area Midlands Park

O Occupancy rating of + 1 or more W Occupancy rating of 0
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Source:Census 2001

The data shows that over 80% of dwellings in thdBPFSub-Area housing market area
are ‘under occupied’ — that is, households are pgog more space than they are judged
to need. However, it is important to note thas tlmeasure does not take into account the
complex ways that people live and use their hont&s. example, households may occupy
houses with extra rooms in order to allow them twkaMrom home or to have friends and
family to stay in frequently or even for relativeiyng periods of time. What this does
demonstrate however, is that a high proportion @iseholds, particularly in the HPDD
Sub-Area are able to buy or occupy larger dwellithgs their household size alone would
suggest they need.
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Compared with the High Peak area, under occupascpaiticularly prevalent in the
Derbyshire Dales and the National Park. In contiadtligh Peak, the East Midlands and
England have lower levels of under occupancy ancelatively high level of over

occupancy.

Table 6.9: Occupancy by tenure — HPDD Sub-Area

2 or more
rooms than 1 more room Number of 1 or less rooms
required by than required rooms equals than required
bedroom by bedroom bedroom by bedroom
standard standard standard standard
Owned 33196 12024 4342 940
66% 24% 9% 2%
Social Rented 1855 2365 3458 963
21% 27% 40% 11%
Private Rented 2652 2166 1521 622
38% 31% 22% 9%

Source:Census 2001

Table 6.9, above, presents the occupancy profiledoh tenure. The table shows that 88%
of owner occupied dwellings in the HPDD Sub-Area ander occupied. Under occupancy
for social rented and private rented tenures isimbess, though still reasonably high.

Table 6.10, below, presents the tenure profiletlfar three broad classes of occupancy
(Under-Occupied, Compliant and Over-Occupied). Takle demonstrates how over-
occupancy is disproportionately represented in &oRiented Stock, with this tenure
accommodating only 13% of households yet accountung38% of all incidences of
overcrowding.

Table 6.10: Tenure Profile by Occupancy Class

Under \ Compliant Over \ All
All Tenures 54,258 9,321 2,525 66,104
82% 14% 4%
of which social 4,220 3,458 963 8,641
% 8% 37% 38% 13%
of which
private rented 4,818 1,521 622 6,961
% 9% 16% 25% 11%
of which owner
occp. 45,220 4,342 940 50,502
% 83% 47% 37% 76%
Total 54,258 9,321 2,525 66,104
100% 100% 100% 100%

Source:Census 2001

With regard to geographical distribution of overgding, the source table in the 2001
Census presents broadly similar figures for the ltweal authority areas with the exception
of the number of incidences of two or more surplosms. There is a notably greater
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incidence of under-occupation of this magnitud®arbyshire Dales over High Peak in the
Owner Occupied and Private Rented sectors.

Historic Flows

The Derbyshire Structure Plan remains the curréantring context at the sub-regional
level, along with the Peak District National ParkuSture Plan, although the draft RSS
signals the direction of emerging policy for the P Sub-Area. The allocations in the
Derbyshire Structure Plan are set out in Table.6.11

Table 6.11: Derby and Derbyshire Structure Plan Hoging Requirements 1991-2011

Structure Plan Annual Average \

Derbyshire Dales 155
High Peak 275
HPDD Sub-Area 430
PDNP -

SourceDerbyshire Structure Plan (January 2001)

The plan makes provision for the development ofi2,8wellings per annum (dpa) across
the whole structure plan area, with 430 dpa locatighin the HPDD Sub-Area. The Peak
District National Park Structure Plan states thaté is a need for 1,000 dwellings within
the Park between 1991 and 2006 but does not getsasr make allocations.

Provision is made for housing development in DenbrgsDales District between 1991 and
2011 for 3,100 dwellings (155 a year), located galhein the following areas:

Ashbourne area: 1,300 (65 a year);

Matlock/Darley Dale/Wirksworth area: 1,500 (75 age

The south-east of the district, in the Derby SulbaAr300 (15 a year).

Provision is made for housing development in HiglalPBorough between 1991 and 2011
for 5,500 dwellings (275 a year), located genenallihe following areas:

Buxton area: 2,100 (105 a year);
New Mills/Whaley Bridge/Chapel-en-le-Frith area4@0 (70 a year);
Glossopdale area: 2,000 (100 a year).

Historic Completions

Recent performance in the level of completions ples useful context to assess the
challenge entailed in delivering the level of nesusing provision planned for future years
in the area.

Figure 6.12 shows recent levels of housing commte(net) in the HPDD Sub-Area as a
whole. A comparison is made with the allocationgegiin the 1991-2011 Structure Plan.
There have been some peaks and troughs, in thiedkeeempletions but overall housing
provision has exceeded Structure Plan targets, avitlaverage annual build rate for the
period shown of 505 dpa compared to a Structure Riee of 430 dpa. Figures 6.12 and
6.13 below show the same data divided between Féagtk and Derbyshire Dales.
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Figure 6.12 HPDD Sub-Area Completions
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Source: Derbyshire Structure Plan (January 2001) /CLG

Figure 6.13 Derbyshire Dales District Completions
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Source: Derbyshire Structure Plan (January 2001) /CLG

It can be seen that within Derbyshire Dales Distridilst there have been peaks in
housing provision in the period shown, annual catiphs have generally been below the
Derby and Derbyshire Joint Structure Plan annugirements. However, overall average
annual build rates of 163 dpa against Structura Bllacations of 155 dpa (and 200 dpa in
in the Secretary of State’'s Proposed Changes t&R8f) have been achieved. Overall
completions have exceeded structure plan allocatiynjust 67 dwellings for the period

shown.

In contrast, average annual build rates within ithgh Peak Borough have shown an
average annual build rate of 341 for the perioanmared with Structure Plan allocations
of 275 per annum (and 300 dpa in the Secretarytaie’S Proposed Changes to the RSS).
Figure 6.14 shows that completions have exceededt8te Plan allocations substantially
within the period shown.
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Figure 6.14 High Peak Borough Completions
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SourceDerbyshire Structure Plan (January 2001) /CLG

National Park completions dator the period April 1991 — March 2007, shows th#&t14
dwellings were built within the National Park dugirthis period. Of those a large
proportion (81%) were built within Derbyshire Dalasd High Peak districts. Indeed, 18%
of completions within the HPDD Sub-Area over theige 2001-2006 were within the
National Park

Proposed Housing Allocations (Draft RSS8)

Following the issue of proposed changes by the eBmgr of State, summer 2008, and
subsequent public consultation, the Governmentc®ffor the East Midlands expects the
RSS to be published in its final form by the end2008. The proposed allocations are set
out in Policy 13 (in the Secretary of State’'s pregmb changes), and total 4,800 for
Derbyshire Dales and 7,700 for High Peak. Thereastarget for the Peak District
National Park.

* Peak District National Park Authority — The Annédusing Report 2007
® Updated Appendix 2 with HMA Housing Trajectori€yre Doc HOU43, EMRA
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Draft RSS

The draft RSS provision of 420 dpa was significablow the current build rates and was
also below CLG trend and long term migration rates.

Particular considerations relating to the PeakrBisNational Park meant that the Park’s
dwelling provision was not included as part of dwerall provision total of 420. In reality,
however, some provision is made within the limitedegories of National Park housing
policy, and so a nominal figure of 48 dpa was saemepresenting expected provision,
although this is not a target or control figure.

The Draft RSS total of 428pa was therefore divided between the two othetribis in
proportion to the relative growth of local househalumbers. This resulted in 64% of
planned growth being proposed in the High Peak &ginoand 36% to the Derbyshire
Dales District. These figures resulted in a tptaiposed provision of 10,500 dwellings to
2026.

EIP Panel Recommendations and Secretary of Statereposed Changes

The EIP Panel saw little merit in a separate figarghe National Park, believing that such
a target might prove counter intuitive (see Secficior discussion) and instead adjusted
the figures for the other two HPDD Sub-Area plagnauthorities, and recommended a
figure of 500 dwellings per annum (200dpa for Datiige Dales District, 300dpa for High
Peak Borough, with no target for the National Paoiger the period 2006-2026. The
Secretary of State has proposed targets for thedp2001 — 2026 (See Figure 6.15, below)
which are consistent with the EIP Recommended geefar the period 2006-2026 of 500
(200dpa for Derbyshire Dales District, and 300dpa High Peak Borough), but which
vary by Planning Authority over the period, as pgure 6.16, overleaf.

Figure 6.15 Projected build rates/RSS provision

500

400 EEmmTrend Based Housing
Completion Projections
HPDD Sub area

300
RSS:SecretaryofState's

200 Proposed AnnualChanges
HPDD Sub area

100

0

2006 -11 2011 -16 2016 -21

Source: Secretary of State’s Proposed Changes / CLG

Figure 6.15, above, illustrates the Secretary @itest proposed annual provision and
compares it with recent average annual build rategected forwards at the same level to
2026. As can be seen, the completion rates aradlyron line with the recommended
annual provision.
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Figure 6.16, below, presents the Secretary of Stat®posed annual provision by local
planning authority, and compares these figures wgitent average annual build rates
projected forwards at the same rate to 2026. @rbtsis it is projected that there will be a
shortfall of about 732 units in Derbyshire Dale®mothe twenty year period 2006-2026,
and an exceeding of the target by 820 in High Peakther words, outside the National
Park, completions can broadly be expected to ait lestch the Secretary of State’s
proposed rate based on past trends.

Figure 6.16 Projected build rates/RSS provision

400 W 'rend Based Housing
1 Completion Projections
350 Derbyshire Dales
a0 4+ WTrend Based Housing
» Completion Projections High
280 + Paak
Secretary of States Proposed
00 =+ Annual Target Demyehiee
Cales
160 + X Secretary of States Proposad

Annual Target High Peak

100 =
&80 T

2006-11 2011-18 2015-2026

Source: Secretary of State’s Proposed Changes / CLG

With regard to the National Park, the Peak DistNational Park Authority has estimated

that the underlying dwelling completion rate islikto be approximately 48 dwellings per
6

year.

As noted, National Park completions ddtar the period April 1991 — March 2007, shows
that 1,514 dwellings were built within the PDNP idgrthis period, an average of 95 dpa
over this 16 year period, over twice the estimditgdre rate of provision. Of those, 1,514
dwellings a large proportion (81%) were built withDerbyshire Dales and High Peak
districts. Based on the anticipated provision of di& to be provided in future, and
splitting this between the HPDD Sub-Area and thespaf the Park outside the HPPD Sub-
Area, this would indicate provision of 39 complesoa year in the HPDD Sub-Area over
the period 2006-26, and is a rate that would besistent with achieving the RSS target
proposed by the Secretary of State.

Whilst this is encouraging, there is a consideratiiallenge to be faced, however, in
maintaining the momentum longer term as housing kupply reduces and the need to
increase the proportion of affordable housing dgwedl making a profit on remaining sites
more marginal. Indeed, current planned developraedtfurther identified capacity for the

three component planning authorities of the HPDD-8tea amounts to 8,780 units over
the period 2006 — 2026, or 439 completions a®%emnich are 61 less than RSS target
proposed by the Secretary of State. Indeed, thigdiis likely to be an over estimation as
to the figure that might be provided, as the figufer the Peak District National Park

® "Annual Housing report 2007, Peak District NatioRatk Authority

8 Updated Appendix 2 with HMA Housing Trajectori€re Doc HOU43, East Midlands Regional
Assembly
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Authority include for the area of the Peak Distifidtional Park outwith the HPDD Sub-
Area.

In this context, it is important that planning pidis governing housing development are
suitably precise and prescriptive so as to minintige incidence of landowners holding
rural exemption sites back on the basis of “hogee/a

Size Distribution of Recent New Build

As part of the Housing Needs Survey, John Heringimsociate$ investigated the
dwelling sizes of new home building for the urbarb-sreas (there were too few new
homes for sale in the rural areas to provide argmimgful data). It was noted that:

65% of new homes were three or four bedroom hoifles.East Midlands Regional
average over the years 2000/01 to 2005/06 was 76%

A significant number of new homes in Buxton (HighaR Borough) and Ashbourne
(Derbyshire Dales District) were five bedroom homes

The split between one-2 bed homes and three-faihbmes (the five bedroom homes
noted above where excluded from the JHA analysas 40/60 in High Peak Borough
and 20/80 in Derbyshire Dales District.

Existing Stock - Turnover of Existing Stock by Tenue

Access to housing in a particular housing markea @ governed by a range of factors, of
which affordability (discussed in the next chapisra key factor, alongside overall supply
in relation to demand. With regard to supply, thevjpus sections in this chapter have
considered likely new build supply in the periodta2026. The remainder of this chapter
considers the dynamics of supply within the exgtiousing stock.

Market Housing

Figure 6.17 shows that Stock Turnover (measuredhbynumber of annual sales as a
proportion of the total market housing) is similifa little lower, in the High Peak part of
the HPDD Sub Areas to that in the wider East Midknegion and in England. However,
the turnover in stock in Derbyshire Dales is sigaiftly lower than the regional and
national averages.

° Derbyshire Dales & High Peak Joint Housing Neealw&y Covering the Peak Sub Region, Final
Report, March 2007, John Herington Associates
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Figure 6.17: Market Housing Turnover
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Source: Communities and Local Government (2008)

With regard to market activity of different sizeavellings, research by John Herington
Associate¥ for the Housing Needs Study revealed the followivith regard to “entry
level” homes:

that there was a very limited supply of one bedr@mmommodation on the market in
the urban areas

two and three bedroom properties provided the gstaupply available, with two

bedroom flats and terraces being quite plentifublinthe urban areas, though there
were few two bed semis in the Matlock area (Derbgsbales), and limited amounts
of three bed terraces and semis in the Ashbouregb{fShire Dales) area

The supply of entry level four bed accommodatiors yganerally more limited than
either two or three bed accommodation

With regard to private rented accommodation, tiseaech suggested:

That there were very few four bedroom propertiesilaile
One bedroom flats were confined mainly to the Boxdad Glossop Urban Sub-Areas
Two bed semi detached properties were in shortlgugposs the HPDD Sub-Area,

and two bedroom flats were in short supply in Baxt@entral and Ashbourne Sub-
Areas

1% Derbyshire Dales & High Peak Joint Housing Neeaiw& Covering the Peak Sub Region, Final
Report, March 2007, John Herington Associates
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Social Housing

The supply of existing social housing stock is rnyogbverned by the number of re-lets.
Research by John Herington Associstesvealed the following:

An overall downwards trend in the rate of re-létem 754 in 2001/ to an estimated
589 per annum in 2005/6, and presumed to remathiatlevel for the time being.
Right to Buy Sales are estimated to reduce lettaggacity by only seven per annum.

The great majority of lettings in the most receeang (2003/4 to 2005/6) were for 1
bedroom dwellings, either bedsits, one bed bungalmwne bed flats, and were found
not to meet general needs; out of a total of 1)@3k@ts between 2003/4 and 2005/6,
725 re-lets (44%) fell into this category, of whi8&% were in Derbyshire Dales and
62% in High Peak

About 25% of general needs re-lets were of threehoeising (in both areas)

1% of general needs re-lets were of one bed hoysirgpth areas)

The majority (56%) of re-lets occurred in High Peak

Summary of Supplyside Dynamics of Existing Stock

Turnover of market housing varies across the HPDDB-&rea, being reasonably close to
the regional and national averages in High Pealolgir, but notably lower in Derbyshire

Dales District.

Across the HPDD Sub-Area, the supply of “entry [&wme bedroom and four bedroom
market housing is low, and in parts of Derbyshidd3 the availability of some two and

three bed house types is also limited.

The limited availability of “entry level” one bedvm and four bedroom market housing for
owner occupation is compounded by the low levealeottal opportunities for dwellings of

this size, and the low turnover of one bedroomfand bedroom social housing

The tendency towards larger units for new build keaihousing in Derbyshire Dales
suggests that the shortage of entry level one bedtwusing in that area (and a shortage
of two bedroom housing in parts) may continue ivrimuild continues to follow the trend

identified by the JHA research.

1 Derbyshire Dales & High Peak Joint Housing Needv&uCovering the Peak Sub Region, Final Reportck2007,
John Herington Associates
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