Strategic Housing and Economic
Needs Assessment

Final Report

Iceni Projects Limited on behalf of
South Lakeland District Council

April 2023

| APRIL 2023

ATk
S50
= [ad
=9
590
LLD
2o
0
3 o
<
gI%_l
LIJ<6
_o0i>
=z Lﬁléj
LIJZ<O
o030
|
©
=
(@)
c
(@)
(&)
LL
©
C
]
O
£ c
n O
S &
:IC:JU)
(7]
Q-
N
o 20
240
(@) L
OV
4—1'O_|
C og
H(DZ
nZa2c



Iceni Projects



South Lakeland SHENA April 2023

CONTENTS

1. NON-TECHNICAL EXECUTIVE SUMMARY .....ccoiiiiiiiiiiiiieiiite et 1
2. INTRODUCTION ..ottt ittt e e s e e e e s nannees 5
3. POLICY BACKGROUND ......ooiiiiiiiiieiiiiiee ittt snnne e 8
4. FUNCTIONAL GEOGRAPHIES.......ccoiiiiiiiiiiie et 32
5. SOCIO-ECONOMIC BASELINE ...ttt 52
6. HOUSING MARKET DYNAMICS ...t 65
7. COMMERCIAL MARKET DYNAMICS ... ..ottt 75
8. DEMOGRAPHICS & HOUSING NEED ......c.cvtiiiiiiiieiiiiie et 98
9. AFFORDABLE HOUSING NEEDEX........cciciiiiiiiiieeiiie et 126
10. FAMILIES AND HOUSING MIX ...oiiiiiiiiiiieiie e 168
11. PRIVATE RENTAL SECTOR ..ottt 187
12. SECOND HOME OWNERSHIP AND HOLIDAY LETS ....oooiiiiiieieee e 194
13. OLDER PEOPLE AND THOSE WITH A DISABILITY ..o 200
14. OTHER SPECIFIC GROUPS......ccoitiiiii ittt 225
15. ECONOMIC FORECASTS. ... ittt 233
16. EMPLOYMENT LAND NEEDS ..ottt s 245
17. SUMMARY AND CONCLUSIONS ......cooitiitiiiiiiee ettt 268
APPENDICES

Al - GLOSSARY OF TERMS . ... e 283

Iceni Projects 0



1.1

1.2

13

1.4

15

1.6

1.7

1.8

South Lakeland SHENA April 2023

NON-TECHNICAL EXECUTIVE SUMMARY

This report examines the number of homes that need to be built in the Plan Area and the profile of
those homes in terms of tenure, size and the specific groups that require them. We also examine the
number of offices, factories and warehouses that need to be built and how economic growth can

occur in tandem with housing growth.

The Plan Area relates to those parts of South Lakeland District that are not within either the Lake

District National Park or the Yorkshire Dales National Park.

As of 2021 the South Lakeland District population was estimated to be around 104,500. Since 2011
the District has grown by approximately 842 people or 0.8%. The South Lakeland population is
generally older than nationally and the school and working age population in the Plan Area has

decreased.

The latest 2018-based sub-national population projections expect the population of South Lakeland
District to grow by 4,849 people between 2020 and 2040

Housing Need and Demographic

Housing Need in the District has been assessed using the government’'s standard method. This
results in a need for 184 dwellings per annum (dpa). This is based on a household growth of 133

dpa with an uplift of 38% to address affordability.

More recent demographic trends conclude that the housing need might be up to 295 dpa while an

analysis linked to forecast job growth suggests a need for up to 298 dpa for the District.

A similar examination of need in the National Parks suggested a minimum need for 17 dwellings per
annum in the Lake District and 11 per annum in the Yorkshire Dales. However, the National Parks

are already planning for a greater number of homes than this (50 dpa).

Removing the National Parks housing requirements from the District wide need based on
both economic growth and the revised demographics, results in a housing need of around

250 dpa. This is the concluded housing need for the Plan Area.

Iceni Projects 1
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Affordable Housing Need

Analysis has been undertaken to estimate the need for affordable housing to buy and to rent. This
includes consideration of local housing costs, estimates of household income as well as existing

need which includes the level of homeless households etc.

Our calculation shows a need for 163 affordable homes to rent per annum and for up to 140
affordable homes to buy per annum. However, this latter figure is particularly sensitive to

assumptions around supply and the need could be much lower.
This report does not provide an affordable housing target; the amount of affordable housing delivered
will be limited to the amount that can viably be provided. The evidence does however suggest that

affordable housing delivery should be maximised where opportunities arise.

Housing Mix

There are a range of factors which will influence demand for different sizes of homes, including
demographic changes; future growth in real earnings and households’ ability to save; economic

performance; housing affordability; waiting lists; and the turnover of different sized homes. The

following represents an appropriate mix of affordable and market homes.

1- 2- 3- 4+-
bedroom bedrooms bedrooms bedrooms
Market 5-10% 45-50% 35-40% 5-10%
Affordable home ownership 15-20% 45-50% 25-30% 5-10%
Affordable housing (rented) 30-35% 35-40% 20-25% 5-10%

Source: Derived from arange of sources as set out in Chapter 10

The mix of market housing is focused more greatly on 2 and 3-bedroom homes while for affordable
housing the need is more focused on 1 to 3 bedroom homes. There will also be different mixes
sought in different parts of the district the main body of the report examines this in more detail (see
10.37).

The mix identified above could inform strategic policies, although a flexible approach should be
adopted based on individual development sites and other circumstances such as the waiting list at

the time.

Other Housing Considerations

In some parts of the district holiday homes and second homes comprise up to a quarter of all homes.

This is not a sustainable position as local workers are being priced out of accommodation. In
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response the Council could consider a policy which seeks to limit second homes/holiday lets

in new-build development in second-home hotpots.

There is expected to be a 27% increase in the population aged 65+ in South Lakeland District
between 2020 and 2040 as well as a 47% increase in the number of people aged 65+ with dementia

and a 39% increase in those aged 65+ with mobility problems.

Linked to the ageing population we have identified a need for around 915 housing units with
support (sheltered/retirement and extra care housing), 608 additional housing units with care
(e.g. extra-care) and a need for around 550 additional residential and nursing care bedspaces

and a need for over 900 dwellings to be for wheelchair users by 2040.

The Council should also continue to require all dwellings (in all tenures) to meet the M4(2) standards
(which are similar to the Lifetime Homes Standards) and should consider an increase from 5% to
around 20% of homes meeting M4(3) — wheelchair user dwellings (a higher proportion in the

affordable sector).

The University of Cumbria’s Ambleside Campus plans to increase its student body to grow to 700
FTE over the next three years. The University would like to work with the Council and the Lake District
National Park Authority to come to a solution for their accommodation growth needs, as they do not

have enough room on campus nor the topography to provide additional student accommodation.

The South Lakeland District Self-Build and Custom Housebuilding Register currently has an average
of 15 entrants added per annum. It is recommended that Development Management Policy DM12*
should be continued and the Council may also consider expanding this to require a contribution for

larger sites or to allocate sites specifically for custom and self-build plots.

Commercial Market and Economic Growth

The District industrial market is buoyant (Factory and Warehouses) with limited floorspace availability
and rental prices growth. However, there has been very low industrial floorspace delivery over the

past 12 years. The office market is quiet and rents are stable, although vacancy rates are falling.

1 South Lakeland Local Plan Development Management Policies DPD (March 2019), Policy DM12 — Self-Build and Custom-

Build Housing See https://www.southlakeland.gov.uk/media/6466/final-dm-dpd-adoption-accessible.pdf
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On the whole, the District’'s economic output is forecasted to grow by over £929 million by 2040,
which is equivalent to a 40% increase. Baseline projections suggest an absolute increase of around
543 jobs for South Lakeland District.

We have made a series of adjustments to the baseline forecasts to reflect recovery from Covid as
well as local intelligence on where employment growth may be above trend. Our revised Growth
Forecasts shows a growth of 5,960 additional jobs by 2040 in the District. While a considerable uplift

on the baseline, this is still only around half of historic rates of growth

Employment Land

We have translated the growth forecasts into a need for employment land and floorspace for office
and industrial uses. We have also projected the need for employment land and floorspace based on

past completion trends and examined net absorption rates.

Iceni recommends planning for the 1.6 ha of future office growth, as well as 20.5 Ha for industrial
growth for the South Lakeland Plan Area over the 2020 — 2040 Local Plan period.

Iceni Projects 4
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INTRODUCTION

Iceni Projects and Justin Gardner Consulting (JGC) have been appointed by South Lakeland District

Council to undertake a Strategic Housing and Economic Needs Assessment (SHENA).

The National Planning Policy Framework (NPPF) requires the preparation and review of local plans
to be underpinned by relevant and up-to-date evidence, and take into account relevant market
signals. It sets out a framework through which development needs should be assessed and this

document responds to this framework and the related guidance.

The overall aim of the study is to provide robust and proportionate evidence to inform the review of
the South Lakeland Local Plan with regards to housing and employment land needs and

requirements, and related policies. The Local Plan covers the period 2020 to 2040.

It also informs the work of the two National Park Authorities for the parts of South Lakeland that lie
within the Lake District National Park and Yorkshire Dales National Park. The purpose of the report
can therefore be summarised as being:

In support of the Council’s strategic housing function for the whole of the District;

To inform the Council’s local planning function for the area outside the National Parks, and

e To inform the Lake District National Park Authority and Yorkshire Dales National Park
Authority’s local planning function for the area of the National Parks within the District.

The study is based on a sound understanding of the housing and economic markets in South
Lakeland and provides evidence of housing and economic need for the whole District and also
disaggregated for each local planning authority area — principally for South Lakeland District Council
(SLDC) but also for the parts of the District within the Lake District and Yorkshire Dales National

Parks which are separate local planning authorities.

In general, we will refer to the South Lakeland District as the “District” but when only referring to

those areas outside of the National Parks this is referred to as the “Plan Area”

In addition we have also provided outputs, where possible for the best fit of sub-areas within the Plan
Area. This principally focuses on the need for affordable housing and also the mix of housing which

is to be planned for.

We have where available drawn on datasets relating to the Plan Area (or best fit) but in many
instances the data is only available for the District. In order to disaggregate the need to the different

areas we have sought to do so on a reasonable basis.

Iceni Projects 5
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Local Government Re-organisation

While this work has been commissioned and focusses on South Lakeland District, as of the 15t of
April 2023 South Lakeland along with Barrow, Eden and part of Cumbria County Council will merge
to become the Westmorland and Furness Unitary Authority. At present the District Council’s intention
is to continue with the South Lakeland Local Plan Review.

Engagement

As well as relying on quantitative data we have also included a significant level of engagement with

stakeholders in the production of this work. This included targeted telephone conversations with:

e The Cumbria Local Enterprise Partnership;

e The University;

e The development industry through the house builders federation;

e Local Estate and Lettings Agency;

e Local Commercial Agent;

e The County Council; and

e Council Officers

Iceni and the Council also hosted an online workshop (14th December 2022) for local economic
stakeholders to discuss the emerging findings. The key areas for discussion were a review of the
local economy, considering the future outlook for the economy, understanding the local property

market and recommendations on future property market needs. The comments from the engagement

informed much of the qualitative analysis of the local economy and also our recommendations.

Structure

Following this introductory chapter, the report covers the following elements:

e Chapter 3 provides a policy background

e Chapter 4 identifies the functional geographies

e Chapter 5 is a socio-economic baseline

e Chapter 6 reviews the latest housing market dynamics

e Chapter 7 reviews the latest commercial market dynamics

e Chapter 8 looks at demographics and calculates local housing need

e Chapter 9 calculates affordable housing need and the mix of affordable housing
e Chapter 10 looks at the growth in families and suggests a housing mix

e Chapter 11 examines the private rental sector

e Chapter 12 examines second home ownership and holiday lets.

e Chapter 13 examines the need for specialist housing for older people and those with a disability
e Chapter 14 looks at other specific groups

Iceni Projects 6
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e Chapter 15 reviews and calculates economic forecasts; and
e Chapter 16 calculates the employment land needs
e Chapter 17 provides a more extensive summary and conclusions.

Iceni Projects 7
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POLICY BACKGROUND

This section of the report examines the national and local policy background in relation to housing

and economic development.

National Planning Policy Framework (July 2021)

The latest version of the National Planning Policy Framework (NPPF) was published by Government
on 20 July 2021. Paragraph 7 in the NPPF states that the purpose of planning is to contribute to the
achievement of sustainable development. It sets out that planning policies and decisions should play
an active role in guiding development towards sustainable solutions, but in doing so should take local

circumstances into account, to reflect the character, needs and opportunities of each area.

The development plans must include strategic policies to address each local planning authority’s
priorities for the development and use of land in its area. Plans should apply a presumption in favour
of sustainable development and for plan-making, this means that plans should positively seek
opportunities to meet the development needs of their area, and be sufficiently flexible to adapt to
rapid change. Strategic policies should, as a minimum, provide for objectively assessed needs for
housing and other uses, as well as any needs that cannot be met within neighbouring authorities,

where it is sustainable to do so.

Paragraph 11 reiterates that “strategic policies should, as a minimum, provide for objectively
assessed needs for housing and other uses, as well as any needs that cannot be met within
neighbouring areas, unless...the application of policies in this Framework that protect areas or assets
of particular importance provides a strong reason for restricting the overall scale, type or distribution

of development in the plan area.” This includes National Parks.

In order to support the Government’s objective of significantly boosting the supply of homes,
Paragraph 60 in the NPPF states it is important that a sufficient amount and variety of land can come
forward where it is needed, that the needs of groups with specific housing requirements are

addressed and that land with permission is developed without unnecessary delay.

Paragraph 61 sets out that in order to determine the minimum number of homes needed, strategic
policies should be informed by a local housing need assessment, conducted using the standard
method in national planning guidance — unless exceptional circumstances justify an alternative

approach which also reflects current and future demographic trends and market signals.

Paragraph 62 goes on to set out that within this context, the size, type and tenure of housing needed

for different groups in the community should be assessed and reflected in planning policies including,
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but not limited to, those who require affordable housing, families with children, older people, students,
people with disabilities, people who rent their homes and people wishing to commission or build their

own homes.

Paragraphs 63 — 65 address affordable housing provision. They set out that where an affordable
housing need is identified, planning policies should specify the type of affordable housing required
and expect it to be met on-site unless off-site provision or a financial contribution in lieu can be
robustly justified, or the agreed approach contributes to the objectives of creating mixed and

balanced communities.

Paragraph 64 states that the provision of affordable housing should not be sought for residential

developments that are not major developments, other than in designated rural areas.

Paragraph 65 sets out that where major development involving the provision of housing is proposed,
planning policies and decisions should expect at least 10% of the total number of homes to be
available for affordable home ownership unless this would exceed the level of affordable housing
required in the area, or significantly prejudice the ability to meet the identified affordable housing
needs of specific groups. In addition, other exemptions to this 10% requirement include instances
where a site or proposed development:

e Provides solely for Build to Rent homes;

e Provides specialist accommodation for a group of people with specific needs (such as

purpose-built accommodation for the elderly or students);
e |s proposed to be developed by people who wish to build or commission their own homes; or

e s exclusively for affordable housing, an entry-level exception site or a rural exception site.

The NPPF’s Glossary (Annex 2) provides an updated definition of affordable housing; as well as
definitions of Build to Rent development, local housing need, old people; and self-build and custom

housebuilding.

In relation to Economic Growth Chapter 6 sets out how the framework seeks to achieve building a
strong competitive economy. On Paragraph 81 this is explained as “Planning policies and decisions
should help create the conditions in which businesses can invest, expand and adapt.” Adding that
the approach taken should allow each area to build on its strengths, counter any weaknesses and

address the challenges of the future.”

Paragraph 82 provides more specific advice stating that “Planning policies should:

a) set out a clear economic vision and strategy which positively and proactively encourages

sustainable economic growth, having regard to Local Industrial Strategies and other local policies for

economic development and regeneration;

Iceni Projects 9
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b) set criteria, or identify strategic sites, for local and inward investment to match the strategy and to

meet anticipated needs over the plan period;

c) seek to address potential barriers to investment, such as inadequate infrastructure, services or

housing, or a poor environment; and

d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and flexible
working practices (such as live-work accommodation), and to enable a rapid response to changes in

economic circumstances.”

The NPPF also provides some specific guidance for developing a rural economy including support
for sustainable growth through the conversion of existing buildings and well-designed new buildings

and the retention and development of accessible local services and community facilities.

It adds at Paragraph 85 that. “Planning policies and decisions should recognise that sites to meet
local business and community needs in rural areas may have to be found adjacent to or beyond
existing settlements, and in locations that are not well served by public transport...The use of
previously developed land, and sites that are physically well-related to existing settlements, should

be encouraged where suitable opportunities exist.”

Planning Policy Guidance

Government’s Planning Practice Guidance includes several sections which are relevant to the

assessment of housing need.

Guidance on Housing and economic needs assessments explains that housing need is “an
unconstrained assessment of the number of homes needed in an area” and should be undertaken
separately from assessing land availability, establishing a housing requirement figure and preparing

policies to address this such as site allocations.

The guidance however does make exceptions for areas such as South Lakeland District where
strategic policy-making authority boundaries do not align with local authority boundaries, or data is

not available noting that “an alternative approach will have to be used”

It adds that “Such authorities may continue to identify a housing need figure using a method
determined locally, but in doing so will need to consider the best available information on anticipated

changes in households as well as local affordability levels.”

Guidance on the housing needs of different groups sets out how affordable housing need can be

assessed, as well as the needs of students, and how planning policies can support rural communities.

Iceni Projects 10
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It makes clear that the housing needs of individual groups may well exceed, or be proportionally high
in relation to, the overall housing need figure calculated using the standard method, as these will

often be calculated having consideration to the whole population as opposed to new households.

Councils will need to take into account these needs including the need for affordable housing - having
regard to the overall housing need identified, the extent to which this can be translated into a housing
requirement figure over the plan period, and the anticipated deliverability of different forms of

provision, having regard to viability.

The Guidance section for Housing for older and disabled people describes the need to provide
housing for older people as critical, as people are living longer, and the older population is increasing.
It sets out that the health, lifestyle and housing needs of older people will differ greatly with housing
needs ranging from accessible and adaptable general needs housing to specialist housing with high
levels of care and support.

It provides guidance on how the housing needs of older and disabled people can be assessed, and
sets out that this should inform clear policies within plans which may include specific site allocations
to provide greater certainty to developers. Separate guidance is provided on optional technical
standards including for accessible and adaptable housing, the use of national space standards and

wheelchair-accessible housing.

Separate guidance sections have also been prepared which address Build to Rent and Self-Build
and Custom Housebuilding. The Build-to-Rent Guidance requires authorities to assess need, and
where a need is identified to include a plan policy setting out the circumstances and locations where
build-to-rent development will be encouraged.

The Self-Build Guidance section sets out the requirements of the Self-Build and Custom
Housebuilding Act 2015 (as amended) including the requirements on Councils to maintain a Register
of those interested in self-build housing and to grant consents to meet the need shown. It also sets

out that needs assessments can consider other secondary data sources.

For economic growth local authorities are to determine the type of employment land that is needed
by preparing “a robust evidence base to understand existing business needs, which will need to be
kept under review to reflect local circumstances and market conditions. National economic trends
may not automatically translate to particular areas with a distinct employment base. Where
appropriate, local planning authorities can use their Authority Monitoring Report and the plan review

process to ensure that their evidence base remains up to date.”

Policy making authorities are to prepare and maintain evidence about business needs by gathering

evidence to plan for business uses adding that “strategic policy making authorities will need to liaise

Iceni Projects 11
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closely with the business community, taking account of the Local Industrial Strategy, to understand

their current and potential future requirements. They will need to assess:

the best fit functional economic market area;

the existing stock of land for employment uses within the area;

the recent pattern of employment land supply and loss — for example based on extant planning

permissions and planning applications (or losses to permitted development);

evidence of market demand (including the locational and premises requirements of particular
types of business) — sourced from local data and market intelligence, such as recent surveys of
business needs, discussions with developers and property agents and engagement with

business and economic forums;

wider market signals relating to economic growth, diversification and innovation; and

any evidence of market failure — such as physical or ownership constraints that prevent the
employment site being used effectively.”

In relation to the Market Signals to be used to forecast need the PPG goes on to say that this should

be based on a range of data which is current and robust such as:

“sectoral and employment forecasts and projections which take account of likely changes in skills
needed (labour demand);

demographically derived assessments of current and future local labour supply (labour supply
techniques);

analysis based on the past take-up of employment land and property and/or future property

market requirements; and

consultation with relevant organisations, studies of business trends, an understanding of
innovative and changing business models, particularly those which make use of online platforms
to respond to consumer demand and monitoring of business, economic and employment

statistics.

It goes on to advise that “Authorities will need to take account of longer term economic cycles in

assessing this data, and consider and plan for the implications of alternative economic scenarios”.

The guidance then goes on to describe in some detail the employment land requirements by taking

into account:

Iceni Projects 12
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e “Standard Industrial Classification sectors to use classes

e Standard Industrial Classification sectors to type of property

e employment to floorspace (employment density) and

o floorspace to site area (plot ratios based on industry proxies)”

Housing and Social Care Legislation

Wider legislation affecting housing need includes the 1996 Housing Act (as amended), the Housing
and Social Care Act 2012, the 2014 Care Act and 2017 Homelessness Reduction Act.

The 2014 Care Act sets out local authorities’ duties in relation to assessing people’s needs and their
eligibility for publicly funded care and support. Under the Act, local authorities must carry out an
assessment of anyone who appears to require care and support and focus the assessment on the
person’s needs and how they impact on their wellbeing, and the outcomes they want to achieve.
Local authorities must also consider other things besides care services that can contribute to the

desired outcomes (e.g. preventive services, community support and specialised housing needs).
The Homelessness Reduction Act 2017 places new legal duties on English councils so that everyone
who is homeless or at risk of homelessness will have access to meaningful help. Local Authorities

have a duty to produce homelessness strategies to prevent homelessness in their respective areas.

English National Parks and the Broads: UK Government Vision and Circular 2010

The National Park Authorities are the local planning authorities within the National Parks. The
authorities have two statutory purposes to:

i. Conserve and enhance the natural beauty, wildlife and cultural heritage of the area; and

ii. Promote opportunities for the understanding and enjoyment of the special qualities of the
Park by the public.

In carrying out these purposes, the Lake District National Park Authority and the Yorkshire Dales
National Park Authority have a duty to foster the economic and social well-being of local communities
within their parks.

Section 62 of the Environment Act 1995 requires all relevant authorities, including statutory
undertakers and other public bodies, to have regard to these purposes. Where there is an

irreconcilable conflict between the statutory purposes, the ‘Sandford Principle’ is statutorily required

Iceni Projects 13
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to be applied and the first Purpose of the National Park will be given priority. The Sandford Principle
relates to a statement first made by Lord Sandford in his committee report on possible changes to
the management and legislation governing National Parks and now in the Environment Act 1995
which states that: ‘if it appears that there is a conflict between those two Purposes, any relevant

Authority shall attach greater weight to the first [Purpose]’.

The 2010 Vision & Circular sets out national policy in respect of National Parks. In this the
Government is clear that action by National Park Authorities should include fostering and maintaining

thriving rural economies, and supporting the delivery of affordable housing.

The 2010 Circular recognises that National Parks often have higher house prices than surrounding
areas, and can have low paid jobs in their local economies. It clearly sets out that national park

authorities have an important role to play in the delivery of affordable housing, setting out that:

“Through their Local Development Frameworks they should include policies that pro-actively respond
to local housing needs. The Government recognises that the National Parks are not suitable locations
for unrestricted housing and does not therefore provide general housing targets for them. The
expectation is that new housing will be focused on meeting affordable housing requirements,
supporting local employment opportunities and key services. The Government expects the
Authorities to maintain a focus on affordable housing and to work with local authorities and other
agencies to ensure that the needs of local communities in the Parks are met and that affordable

housing remains so in the longer-term”

There is thus a particular emphasis in national policy on meeting affordable housing needs within

national parks; and recognition that unrestricted provision of housing is not appropriate.

The Government published an 8-Point Plan for England’s National Parks in 2016, which states that

‘National Parks are at the heart of the rural economy in their regions.’

Local and Sub-Regional Housing Policy Review

South Lakeland Housing Strategy 2016-2025
The South Lakeland Housing Strategy? recognises that housing is a critical issue within the District,
it aims to provide a vision for raising the standards of existing homes and ensuring that new homes

are of good quality, improving overall health and supporting economic growth in the District.

2 https://www.southlakeland.gov.uk/media/2850/housingstrategy-2016-pdf-2.pdf
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3.42  The council lists its five priorities for housing within the Strategy which are as follows:

A. Developing new affordable and open market homes to meet need and support economic

growth;

Providing specialist housing and services to improve the health and well-being of older,

young and vulnerable people;

Improving housing standards, particularly energy efficiency, to improve the health and well-
being of all residents;

Making best use of the existing housing stock to create sustainable communities; and

Preventing and reducing homelessness.

3.43 Targets have also been set in order to measure the success in achieving the key priorities, these

targets are as follows:

=

To enable the completion of 1,000 new affordable homes for rent in the period 2014 to 2025;
To enable the completion of 750 new affordable homes for sale in the period 2014 to 2025;

To enable the completion of up to 6,700 new homes (market and affordable) in the period
2015 to 2025;

To enable the completion of 500 new self-build homes in the period 2015 to 2025;

To enable the completion of 300 new extra care housing homes in the period 2016 to 2025
(target jointly agreed with Cumbria County Council);

To reduce the % of private sector homes with category 1 hazards (those most serious to the
health of inhabitants) from 21.8% to less than 15% by 2025;

To reduce the percentage of homes in the lowest energy performance certificate (EPC)
bands (F and G) from 16.4% to less than 10% by 2025 (in terms of rented homes to reduce
to 0% by 2020 in line with national legislation);

To reduce the number of long-term empty homes (those over 2 years) by 20% by 2025; and

To ensure the number of homeless households living in temporary accommodation will be

no more than 20 at any one time.

Iceni Projects 15
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SLDC Affordable Housing Guidance Note March 2020
Guidance® on affordable housing contribution and mix is provided on an area basis giving more
information on the total affordable housing requirement, thresholds and delivery method, as in the

Table below.

Table 3.1 Required affordable housing provision

Proposed Affordable Delivery

Development Size Housing Method

Requirement

Kendal, Grange-over-Sands and 10 or more dwellings or | 35% On site
Ulverston Parishes site size of 0.5 provision

hectares or more
Kendal, Grange-over-Sands and 1 to 9 dwellings 0% N/A

Ulverston Parishes

Milnthorpe and Kirkby Lonsdale 9 or more dwellings or | 35% On site
site size of 0.5 provision

hectares or more

Milnthorpe and Kirkby Lonsdale 1 to 8 dwellings 0% N/A

South Lakeland District — 3 or more dwellings 35% 35%
Designated Rural Area (excluding
the AONB and settlements of
Milnthorpe and Kirkby Lonsdale)

South Lakeland District — | 1to 2 dwellings 0% N/A
Designated Rural Area (excluding
the AONB and settlements of
Milnthorpe and Kirkby Lonsdale)

Source: SLDC Affordable Housing Guidance Note March 2020

SLDC Affordable Housing Guidance for Developers Webpage
The Council’'s website* also provides additional information for developers on the affordable housing

requirement for proposed development schemes. The Council expects Developers to provide, a split

% https://iwww.southlakeland.gov.uk/media/7170/affordable-housing-guidance-note-update-march2020. pdf
“https://www.southlakeland.gov.uk/housing/affordable-housing/affordable-housing-

building/#:~:text=50%25%20must%20be%20low%20cost,affordable%200r%20social%20rent%20properties
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of 50% low cost home ownership and 50% low cost rentals within the affordable housing provision

on site.

Where 10 or more affordable homes are required, of the 50% low cost home ownership obligation,
at least 50% of these must be offered as discounted sale (this means at least 25% of the overall
affordable housing requirement) and 50% rentals. Where the affordable requirement is less than four

homes, the tenure would be expected to be the same for all the affordable homes (sale or rent).
First Homes Interim Position Statement
Affordable housing provision will be impacted by the introduction of First Homes as an affordable

housing product, a summary of the interim council position® can be seen in the table below:

Table 3.2 Interim First Homes requirement summary

Requirement South Lakeland Interim Position

Number of First Homes Required | 25% of the affordable homes provided on a development site
Discount Required 40% from open market value

Price Cap £206,000

Income Cap for Household £56,000

Local Connection Local connection to South Lakeland District required

Source: First Homes Interim Position Statement

Due to the fact that social/affordable rental properties are the most affordable tenure type, they are
considered a key priority to the Council. As such the Council considered it appropriate to maintain
the 50% rental requirement within affordable housing provision and not to reduce this in
accommodating First Homes in the mix, the expected tenure split in affordable housing provision can

be seen in the table below:

Table 3.3 Affordable Housing provision

Tenure Current affordable Affordable requirements

requirements including First Homes

Affordable/Social Rent 50% 50%
First Homes N/A 25%
SLDC Discounted Sale/Shared Ownership 50% 25%

Source: First Homes Interim Position Statement

5 https://www.southlakeland.gov.uk/media/7927/first-homes-interim-position-statement-april-2022. pdf
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Local and Sub-Regional Economic Policy Review

South Lakeland Economic Growth Strategy, 2014
The South Lakeland Economic Growth Strategy® was published in 2014. The headline objectives
include the creation of 1,000 jobs and the development of 1,000 homes. This was set to be achieved

through the following targets:

e Promote South Lakeland as a world class destination for business

e Work with the Cumbria Local Enterprise Partnership (LEP) to create the conditions for

business growth

e Work with developers on regeneration projects and identify land available for business use

e Improve skills and support growth in the private sector

Encourage investment in South Lakeland.

Figure 3.1 South Lakeland’s economic geography

To Carlisle

apie ]

Energy Comst

. Sabe Corive Py
-l 3

Morecambe Bay Lancashire

Source: South Lakeland Economic Growth Strategy, 2014

6 South Lakeland Economic Growth Strategy, available at: https://www.southlakeland.gov.uk/media/5631/economic-growth-

strateqy.pdf
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economy, these are conveniently summarised in the table below:

3.4 SWOT analysis

rengths

Strong GVA® growth rate

Diverse, resilient economy.

Employment strong in distribution, hotels
and restaurants, retail, banking and finance.
Several internationally significant employers.
World class skils in specialist
manufacturing.

Qualification profile largely mirrors UK
Internationally recognised “Lakeland” brand.
Significant ervironmental assets: 2 National
Parks, and an AONB.

Business survival rates high.

Transport Connectivity within the Morth West

Opportunities

Economic conditions improve — household
spending rises/ recovery of Eurozone
demand.

Potential to protect and build on high value
manufacturing

Environment sector — low carbon,
renewables, higher value agri-products
Potential to build on existing finance, IT and
business sectors.

Develop high value tourism offer

Build further on our niche and artisan food
and drink sector

Exploit MEAWCML communications
‘Connecting Cumbria’ higher speed
broadband roll out

Weaknesses

GVA per job still low despite strong GVA
growth, the gap with national GVA still exists
Pockets of high youth unemployment
Business ‘deaths’ exceed ‘births'
Transport, planning, skills and access to
finance perceived as barriers

Limited and patchy high speed broadband
coverage

Affordability of housing across the district.
Relatively low working population due to
demographic profile.

Threats

Economic conditions worsen — further
squeeze on household spending /
struggling expors with weak Eurozone
demand.

Projected decline in working age population
constrain workforce growth.

Decline in public sector as consequence of
austerity measures.

Manufacturing employment moving
Overseas.

Retail restructuring increases volume of
vacant premises in town centres.

Missing opportunities presented by
potential in our key sectors

Source: South Lakeland Economic Growth Strategy, 2014

Business Retention and Inward Investment Strategic Review, 2017

The strategy also identifies strengths, weaknesses, opportunities, and threats to the District's

The Business Retention and Inward Investment Strategic Review was commissioned in 2017 by

South Lakeland District Council. It identifies South Lakeland as a challenging environment with

regard to inward investment, due to a range of factors including:

3.50
Table
St
3.51
[ )
[ )
[ )
[ )
[ )
3.52

working-age population decline (particularly young people leaving);

poor transport infrastructure;

skills mismatch between the unemployed and the needs of businesses;

lack of quality sites and premises; and

high housing costs.

The report identified key target sectors of priority for investment for both South Lakeland and Barrow

in Furness and how much a priority these should be given. As shown in the table below the highest

Iceni Projects
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priority sectors for South Lakeland were Manufacturing of Pharmaceuticals and Professional

Services.

Table 3.5 Target sectors

Forecasts
Sector south Barrow-in- | Consultations | Priority
Lakeland Furness

Manufacture of pharmaceuticals and its o v oot
supply chain f biosciences
Professional services v v v v
Digital and creative v 'Y
Manufacture of food and drink v v v
Manufacture of computer and electrical v v e,
equipment
Construction v v '
Administration and suppeort services v v '
Logistics v v vy

I f" L 'a--l-
Energy supply chain
Manufacture of ftransport eguipment o v "
{including BAE supply chain)
Visitor economy v v v

Source: Amion Consulting, SLDC Business Retention and Inward Investment Strategic Review?,
2017

For this, an outline strategy and action plan was developed, based around the following objectives:

e to de-risk the investment process for companies looking to relocate and expand in South

Lakeland;
e toincrease the number of businesses locating, remaining and growing in South Lakeland;
e to raise the aspirations of businesses across South Lakeland;
e to create a higher value and higher wage local economy;

e to ensure that South Lakeland offers a holistic approach to attracting investment and retaining

businesses through wide ranging support involving, among others, sites, premises and skills;

”Commissioned by SLDC, but not published.
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e to ensure that businesses are fully aware of the support available and have a designated
individual to provide ongoing support from within ISL; and

e to raise the profile of South Lakeland as a business location.

Cumbria’s Local Industrial Strategy, 2019
Cumbria’s Local Industrial Strategy® was published in 2019. It sets out the ‘Grand Challenges’ which

are as follows:

o Artificial Intelligence (Al) and the data economy: to put the UK at the forefront of the artificial

intelligence and data revolution

¢ Clean growth: to maximise the advantages for UK industry from the global shift to clean growth

e Future of mobility: to become a world leader in the way people, goods and services move

e Ageing society: to harness the power of innovation to help meet the needs of an ageing society

The strategy then details strategic objectives which would allow to counteract these challenges:

e Strategic Objective 1: Growing and using our talent pool. Cumbria’s demographic challenge
and thin pool of higher-level skills mean we need to expand the numbers and skills of our
workforce by a combination of greater in-migration and better used of home grown and local
talent.

e Strategic Objective 2: Capitalising on our productivity, innovation and enterprise potential. We
see the patchy productivity, innovation activity, low rates of business start-up (even though
Cumbrians are often very entrepreneurial) and the modest numbers of faster growing businesses
as a real opportunity. Many of the ingredients are in place to drive better innovation and

enterprise performance across Cumbria.

e Strategic Objective 3: Exploiting underdeveloped economic opportunities to help get a better-
balanced economy. One of the themes of the LIS is to get a better balance across our different
geographies and sectors, whilst holding onto our key specialisations. Rather than see the current
relatively low numbers of firms engaged in the digital sector as a challenge, we see this as a
fantastic opportunity to spin out of key sectors such as nuclear and build on the technology meets

natural capital concept.

8 Local Industrial Strategy, 2019. Available at: https://www.thecumbrialep.co.uk/resources/uploads/files/L ocal-Industrial-

Strateqy.pdf
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e Strategic Objective 4: Ensuring that all of our residents contribute by sharing prosperity and
opportunity. This is the inclusive growth theme. There is a compelling economic reason for better
engaging and using the potential of all our people — the tight and declining workforce. There is
also the need for a fair economy and to ensure the numbers who are ’left behind’ are reduced.
Cumbria’s excellence in the voluntary and community sector and the strong nature of many of

our communities provides a real launching pad for this endeavour.

e Strategic Objective 5: Improving connectivity across the county. Cumbria’s overall location is a
key strength; however our geography also presents challenges. Although our north south links
along the M6 corridor are excellent, the reliability and resilience of many of our key connections
into this corridor are poor. We have major industries that are poorly served by connections and
there is a need to better connect our dispersed clusters of people and business activity. Cumbria
sees physical and digital connectivity as a case of 'both/and’. Digital connectivity helps link our
businesses and people into the global digital economy and increasing key services; improved

physical connectivity is a practical necessity as people move to work, study and visit.

Cumbria LEP

South Lakeland is located within the Cumbria Local Enterprise Partnership which covers the whole
county. The LEP has undertaken some online research® on key features of the economy, which
includes:

e The third largest settlement in Cumbria and South Lakeland’s largest town, Kendal, has a
population of around 28,000 (27% of that of South Lakeland). Its sphere of influence extends
across the whole of the District, as the main centre for shopping, culture, health, education and

employment;

e Highest concentration of highly skilled/qualified population in Cumbria, and of business start-ups;

e Strong higher education offer; Kendal College and the closest area to Lancaster University
Traditionally a manufacturing District and there is still important advanced manufacturing activity
that takes place there, particularly in Kendal (James Cropper, Gilkes) and Ulverston (GSK,

Siemens Subsea);

e Tourism, and to a lesser extent agriculture, are of importance, particularly towards the two

National Parks. The area gets the heaviest volume of tourism in Cumbria due to its accessibility

9 https://www.thecumbrialep.co.uk/south-lakeland/
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Some of the high-level opportunities and threats identified by the LEP are as follows:

e South Lakeland has one of the best strategic locations in Cumbria with good road and rail links
southwards to London and Manchester and it is well connected to Lancaster, Barrow, central

Lake District, and to a lesser extent the Yorkshire Dales in the east;

e The area has perhaps the greatest concentration of creative sector employment, assets and

activity in Cumbria and potentially scope to grow this sector;

e There are successful examples of new spaces for creative businesses;

e Housing is however relatively unaffordable in South Lakeland, especially in the areas in or

closest to the national parks, and congestion and lack of sites is an issue

It also mentions that in line with the priorities of the county’s Local Industrial Strategy, Cumbria Local
Enterprise Partnership is overseeing the delivery of 17 local Growth Deal programmes, with £60.3m
of government funding being invested in Cumbria up to 2021. Although none of these are in South

Lakeland.

Kendal Vision, Inspiration for Change, 2020

The Kendal Vision, Inspiration for Change'® was published in 2020. ‘It is driven by a desire from the
town’s employers to secure Kendal’s future success and prosperity.’ The project has engaged a wide
audience, through meetings, conversations and public engagement including, three days of
workshops, walkabouts and hands-on planning groups, which together provided 1,500-2,000

individual contributions by the people of Kendal.

The vision recognises that fundamental to the success of the town is the presence of the larger
employers. Unlike most towns, making is still strong here. The key points of recognition and

consensus were:
e The quality of the town and the pride of their place within it;

e The need to retain and attract talented, working age employees;

e The need for desirable, affordable and convenient family housing for their future employees;

e Frustration with the inertia of change and the delays caused by the planning process;

10 Kendal Vision, Inspiration for Change, 2020. Available at: https:/www.kendalfutures.co.uk/inspiration-for-change-in-

kendal/files/assets/common/downloads/KENDAL%20VISION%20-

%20INSPIRATION%20FOR%20CHANGE%20IN%20KENDAL.pdf?uni=9aa4f98f7c4828665f6c0aa4d8486b33
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e The need for the business area north of the river and railway to be better serviced by road;
e The lack of strategic planning to promote and encourage business innovation; and

e High business rents and rates’.

Cumbria Employment Sites and Premises Study, 2020

Lambert Smith Hampton produced the 2020 (pre-pandemic) Cumbria Employment Sites and
Premises Study!!. It was commissioned by the Cumbria LEP and Cumbria County Council. The study
assesses whether the supply of strategic employment sites and premises in Cumbria is able to
support economic growth. It considers the potential employment land needs of Cumbria up to 2033.
It also identifies priority sites for employment uses, the delivery of which can be supported by the

LEP and its partners

It identifies key strengths in the Cumbrian economic context:

e Manufacturing: significant strengths in advanced manufacturing including in marine, food and
drink, paper production, automotive, electronics, pharma and materials seeing 22% of GVA and

16% of employment emerge from this sector.

e Nuclear: in innovation, R&D, marine propulsion, nuclear decommissioning and radioactive waste

management.

e Sub-sea technology: Cumbria hosts the £40 billion programme to develop the UK’s replacement
nuclear deterrent submarine fleet and has the expertise, associated technology and a national

supply chain.

o Offshore wind and oil and gas: with activity located off Barrow in the Irish Sea, Cumbria is part
of the national supply chain for the offshore wind sector also hosting a major operation and

maintenance hubs in Barrow and Workington.

e Visitor economy: Cumbria sees over 40m visitors annually, resenting a major sector and a key

brand for the Northern Powerhouse and UK.

Emerging workplace trends include:

e There is expected to be very strong growth in demand for flexible office workspace over the next

decade or so, driven by the growth of office-based business activity, such as Professional

1 Lambert Smith Hampton, 2020. Cumbria Employment Sites and Premises Study. Available at:

https://statics.teams.cdn.office.net/evergreen-assets/safelinks/1/atp-safelinks.html
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services, Information services, Business support services, etc. but also technological

developments and lifestyle factors.

e Another factor is the increasing number of new start and other small businesses in the economic
landscape. This is relevant because many of these businesses will be locally based and will
require flexible workspace as the amount of space taken can change as will the growing needs

of the business.

e Afurther factor is that an increasing proportion of the modern workforce is mobile, with a growing
proportion of staff spending at least some of their time visiting client, collaborator or supplier

premises during the course of their working day.

In terms of existing land supply, the following sites were identified across the South Lakeland Local

Plan area, which are all sites allocated for employment:

e Scroggs Wood Strategic Employment Site

e Land East of Burton Road, Kendal

e Land North of Meadowbank Business Park, Kendal

e Canal Head Strategic Employment Site, Ulverston

e Land at Lightburn Road, Ulverston

Restart, Reboot, Rethink: a plan for Cumbria’s economy recovery, 2020
This plan was published?®? in late 2020 by Cumbria’s Local Enterprise Partnership and analyses the
economic impact of the Covid-19 pandemic on the Cumbria economy, before delineating possible

scenarios for recovery. The three scenarios are as follows:

e An upside scenario with a rapid rebound in economic activity by the first quarter of 2021, with
no adverse long-term effects on growth and there is no ‘scarring’. This scenario would require

a rapid resolution of the threat from the virus.

e A central scenario, output recovers more slowly. The ONS suggest this might be consistent
with an effective vaccine or treatment taking around a year to deliver, or with a faster

resolution of the health threat but greater persistence in its economic consequences.

2Cumbria LEP, 2020. Restart, reboot, rethink: a plan for Cumbria’s economy recovery. Available at:

https://councilportal.cumbria.gov.uk/documents/s106686/RRR%20docv2.pdf
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e A downside scenario, where output recovers even more slowly. This might be consistent with
the indefinite maintenance of strong social distancing measures if the virus became endemic

and without an effective treatment.

Cumbria’s recovery strategy, according to the report, should be based around three different phases:

e Restart — getting the economy moving and leaving behind the emergency response phase.

e Reboot - defining a new path towards realising the Local Industrial Strategy (LIS), recognising
that the economic landscape has changed significantly since the initial LIS development

phase

¢ Rethink — New ways of looking at policy and economic activity, identifying opportunities and

catalysing them locally if not nationally.

Of particular interest to the question of employment generation and economic growth in Cumbria are

the opportunities identified in the ‘rethink’ part of the plan:

e Clean energy production: nuclear, offshore wind, and hydrogen;

e Diversify to thrive: ‘think local, buy local’, export challenge, celebrating success;

e The new visitor experience, in particular attracting the Tourism Zone status; and

e The future of food, in particular opportunities around vertical farming, land-based industries, and

objective to narrow the productivity gap

The Bay Prosperity and Resilience Strategy, 2021
The Bay Prosperity and Resilience Strategy®® was published in 2021 and emerges from a partnership
working across the three areas of Barrow, Lancaster and South Lakeland. The partnership is

committed to:

e Tackling the climate emergency and building a greener economy. We have all the economic
assets and appetite required to play a leading role in the UKs response to the biggest change

facing society in the modern era.

13 The Bay Prosperity and Resilience Strategy (2021). Available at:
https://committeeadmin.lancaster.gov.uk/documents/s77945/The%20Bay%20Resilience%20and%20Prosperity%20Strategy

%20-%20September%202020.pdf
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e Building wealth across our communities. This is central to our ambitions, to keep more of the

wealth we generate in the hands of our residents and reduce inequality.

e Encouraging active and healthier citizens. The health and well-being of our residents is vital.
COVID has taught us that positive physical and mental well-being is an essential ingredient in

building resilient places and resilient economies.

Figure 3.2 - Main assets in ‘The Bay’ area
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Source: The Bay Prosperity and Resilience Strategy, 2021

To achieve these objectives, the partnership recognises that they are home to world leading
businesses within the advanced manufacturing and engineering sectors, who together support over

18,000 local jobs. This is 13% of all the employment in the area.

In addition, with a Location Quotient of 1.35, the area houses nearly 40% more advanced
manufacturing and engineering employment than the national average. The Bay economy is driven
by expertise in marine engineering, manufacturing, energy generation and distribution, and

pharmaceuticals — and their associated supply chains.

This concentration of diverse, yet very specialist sectors sets the area apart from economic areas
across the rest of the UK. For example, the area boasts some of the world’s largest windfarms, the

extensive East Irish Sea gas fields and specialist submarine manufacturing capabilities.
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Table 3.6 Most specialised sectors in ‘The Bay’ area

Top Sectors Locatbon Quotient®

Export of petroleum and natural gas 12.6
Manufacture of other transport egulpment 116
Manufac ture of paper 4.3
Manufac ture of electrical eguipment 36
Electricity, gas, steam & alr conditioning supply 3l
Manufac ture of pharmaceutical products 21
Other manufacturing 1E
Manufacture of computer, elactronic products 14

Source: The Bay Prosperity and Resilience Strategy, 2021

Ulverston Place Plan

The Ulverston Place Plan!4 is part of the Borderlands Inclusive Growth Deal and the Borderlands
Place Programme which will bring £50m of investment to the Borderlands region, including £3m to
Ulverston through a Town Investment Plan which is in development. The Place Plan sets out eight

strategic objectives for the town including:

e Safeguarding existing businesses and employment

e Attracting new businesses and jobs with a focus on Science, Technology, Engineering and
Mathematics (STEM), culture, the green economy, education and training opportunity

¢ Increasing the number of people living, working, socialising and shopping in Ulverston

¢ Retain and Increase the Working Age Population; and

Increase the number of visitors boosting the local economy

To support and expand the current employment base and develop industries from across the sectors,
the Place Plan notes that it is essential that employment land is made available and owners and
developers supported and encouraged to bring forward development of new space to capture proven

demand.

1 https://www.cumbria.gov.uk/elibrary/Content/Internet/535/38309/4463015027.pdf
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It also notes the redevelopment of the GSK site would provide an opportunity for the town should the
business choose to depart the site in 2025. It notes that the GSK Taskforce is working to deliver a

site strategy for the site.

The Place Plan sets out the outputs, outcomes and benefits of delivering the Plan including retaining
and attracting more young people, boost local employment and provide higher paid jobs. It will also

provide a tourism boost by providing a year round cultural and entertainment offer.

South Lakeland Economic Profile 2022
To provide a baseline the South Lakeland Economic Profile states that as of December 2021, there

were 8,964 active businesses trading in South Lakeland, down slightly from 9,011 in January 2021.

There have been 403 new business start-ups in South Lakeland in the 12 months from January 2021

— December 2021. This represents the highest number in Cumbria over this period.

South Lakeland Business Premises Survey, 2022
Finally, the 2021 South Lakeland Business Premises Survey!® was published in 2022. Key findings
include:

e Of the 1,119 responding businesses, 19% (208 businesses) indicated that they would expect
their premises needs to change in the next 3 years. The majority expect to increase in size by
means of expanding their existing premises or moving to a larger site. The 2020 survey showed
a slight shift towards more businesses wanting to downsize; however this year’s results are

showing a shift towards a need for larger premises;

e The majority of those looking for new premises would do so either in an edge of town (e.g.

industrial estate) or town centre location, with Kendal being the most likely location;

e The most likely types of premises these businesses would be looking for are retail, office and
light industrial units. Just over a third of respondents would prefer a premises a ‘medium sized’
premises (2,501 — 9,999ft?), while just under a third would prefer something smaller (under
2,500ft?);

e All responding businesses feel that the location/accessibility of premises, cost of premises, and
sufficient broadband/mobile connectivity were important factors to consider when choosing a

new premises;

15 South Lakeland Business Premises Survey, 2021. Available at: https://www.investinsouthlakeland.co.uk/wp-

content/uploads/2022/03/South-Lakeland-Business-Premises-Survey-2021-Analysis-Report-1.pdf
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e A guarter of businesses identify staff retention and recruitment as obstacles which prevent their

business growing;

e Just under half of responding businesses are seeking to address climate change issues by
implementing energy efficiency measures, while one in five are utilising green technologies. Over

a third of respondents indicated that they weren’t sure how they were addressing the issues; and

e Respondents were given the opportunity to leave any other comments. The main
comments/issues relate to; Staffing/recruitment, parking, COVID 19, Energy prices/rising costs

and Brexit.

The Potential for Green Jobs in Cumbria, 2021

The report ‘The Potential for Green Jobs in Cumbria’ was produced by Cumbria Action for
Sustainability (CAfS) which is a charity with a vision for achieving net zero carbon emissions and
promotes and facilitates low-carbon living that is socially, environmentally and economically
beneficial for Cumbrians. This report'® addresses two major issues that Cumbria faces: climate

change, and the low incomes and high unemployment suffered by many rural communities.

The report makes a number of suggestions including investments of £8.88 billion which could reduce
the county’s carbon emissions by 57% compared to the ‘business as usual’ scenario and Cumbria’s
annual energy bill by £854 million.

Additional job creation could also occur if further measures are adopted. For example, if the potential
identified for renewable electricity generation from wind (offshore and onshore), hydro, photo voltaic
(PV) systems, tidal and anaerobic digestion were fully realised. In total the strategy, if implemented,
could create an estimated 9,000 jobs in the first 15-year ‘transition’ and 3,800 jobs in the longer
term, of which 5,000 could be in West Cumbria.

In South Lakeland District the report suggests that around: 127 jobs could be created in reduced
energy; 85 jobs in recycling; 136 transition jobs in air source heat pumps and 38 jobs in the long
term; 440 transition jobs in renewable electricity and 166 long term jobs; and finally around 130 jobs
in transport including installing EV charge points. However net jobs will fall with reduction in vehicle

emissions.

16 https://cafs.org.uk/wp-content/uploads/2021/03/The-potential-for-green-jobs-in-Cumbria.pdf
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UK Shared Prosperity Fund and .Rural England Prosperity Fund

South Lakeland Council has been allocated £3.8m from the UK Shared Prosperity Fund (UKSPF)
and £1.1m from the Rural England Prosperity Fund'’ . The latter is a top up to the former only

applicable in rural areas and succeeds EU funding.

The UKSPF fund includes interventions in community and Place such improvements to Town
Centres, support for Local cultural activities, community measures to reduce the cost of living. The
fund can also include interventions in relation to people and skills including employment support for

economically inactive people.

The Rural Fund supports capital projects for small businesses and community infrastructure to help
to improve productivity and strengthen the rural economy and rural communities. It can provide
capital funding to support new and existing rural businesses to develop new products and facilities
that will be of wider benefit to the local economy. This includes farm businesses looking to diversify
income streams. It can also be used to support new and improved community infrastructure,
providing essential community services and assets for local people and businesses to benefit the

local economy.

The as yet unpublished Investment Plan aims to address the challenges that the District faces in
terms of demography, deprivation, accessibility, vitality, wellbeing, cost of living, reliance on
vulnerable business sectors, slow business growth, low productivity, labour market barriers and skills

shortages.

It also intends to lever the opportunities of building pride in place, harnessing social capital,
strengthening town centres, a supportive business environment, innovation led growth, social
enterprise, development and retention of higher level skills and making the best use of available

talent.

17 https://www.southlakeland.gov.uk/your-council/grants/uk-shared-prosperity-fund/
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FUNCTIONAL GEOGRAPHIES

This section examines the extent of functional geographies which include and overlap with South
Lakeland District. Specifically we examine the relevant Housing Market Areas (HMA) and Functional
Economic Market Areas (FEMA).

This is in the context that as of the 15t of April 2023 local government reorganisation means that
South Lakeland will become part of the new Westmorland and Furness Unitary Authority along with
Barrow-in-Furness Borough, Eden District and part of Cumbria County Council. This will likely
change the sub-regional and local economic context as there will no longer be a duty to cooperate

between these local authorities.

However, there will still be a duty to cooperate with the National Park Authorities which remain

unchanged by the local authority reorganisation.

Housing Market Area

Paragraph 18 of the Plan Making Planning Practice Guidance (PPG)!8 defines what a Housing

Market Area (HMA) is and sets out the approach local authorities should take when defining these.

According to the Guidance a housing market area is a “geographical area defined by household
demand and preferences for all types of housing, reflecting the key functional linkages between

places where people live and work.” The PPG goes on to add:

“These can be broadly defined by analysing:

e The relationship between housing demand and supply across different locations, using
house prices and rates of change in house prices. This should identify areas which have
clearly different price levels compared to surrounding areas.

¢ Migration flow and housing search patterns. This can help identify the extent to which
people move house within an area, in particular where a relatively high proportion of short
household moves are contained, (due to connections to families, jobs, and schools).

o Contextual data such as travel to work areas, retail and school catchment areas. These
can provide information about the areas within which people move without changing other
aspects of their lives (e.g. work or service use).”

The guidance finally sets out a range of suggested data sources for doing this. These are:

“Office for National Statistics (internal migration and travel to work areas statistics); Land
Registry House Price Index and Price Paid data (including sales); data from estate agents
and local newspapers about geographical coverage of houses advertised for sale and rent;
Ministry of Housing, Communities and Local Government statistics including live tables on

18 Reference ID: 61-018-20190315
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affordability (lower quartile house prices/lower quartile earnings); and neighbourhood data
from the Census.”

This slimmed down guidance notably omits any self-containment threshold for defining HMAs. This
is unlike the previous version of the PPG which stated that migration self-containment of “typically

70 per cent” excluding long distance moves can help identify a suitable HMA.

The scale of a Housing Market Area and its required self-containment rate is therefore less definitive
if it is identified using the approach in the PPG. However, it is considered that the Government’s

previous advice remains of some relevance.

It is also worth noting that HMA boundaries do not stop and start at administrative boundaries.
Despite this, it is often commonplace for housing market areas to be defined using local authority
boundaries. This is because much of the key datasets used in both defining housing market
geographies and housing need (such as the household projections) are only published at a local

authority level.

In many areas, a pragmatic response has therefore been to define HMAs at a local authority level.
However, the appropriate approach needs to take account of the geography of the local area beyond

its administrative boundaries.

These issues were touched upon in the Planning Advisory Services Technical Advice Note on
Objectively Assessed Housing Need and Housing Targets19 (July 2015) which concluded that:
“It is best if HMAs, as defined for the purpose of needs assessments, do not straddle local authority
boundaries. For areas smaller than local authorities data availability is poor and analysis becomes

impossibly complex. There may also be ‘cliff edge’ effects at the HMA boundary, for example
development allowed on one side of a road but not the other.”

However, the Technical Advice Note notably adds:

“This is not always possible and it may be the case that some areas, particularly those covering an
expansive area fall into more than one HMA”.

Previously defined Geographies

The most recent Strategic Housing Market Assessment (SHMA, 2017) concluded that South
Lakeland District can be considered a self-contained housing market based on its analysis of house

moves, travel to work patterns and house price information.

19 https://www.local.gov.uk/sites/default/files/documents/objectively-assessed-need-9fb.pdf
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For completeness, Barrow Borough identified its housing market area in their 2017 SHMA Addendum
and concluded that it was a HMA in its own right on the basis of migration and commuting patterns.
Eden’s HMA was identified in their May 2021 SHENA which reaffirmed their last local plan conclusion
of a single HMA.

In 2015 the Centre for Urban and Regional Development Studies (CURDS) in Newcastle University
also produced a national set of Housing Market Areas drawing on commuting and migration data
from the 2011 Census.

The report concluded that in Cumbria five housing market areas existed and that the majority of
South Lakeland District was located with the Kendal Strategic Housing Market Area. The report also
examined local housing market areas which were principally a devise to sub-divide urban strategic
HMA, as a result South Lakeland remained within the Kendal HMA.

It should be noted that the 2011 census remains the most robust and comprehensive datasets

examining migration and commuting, as such, there is limited data to revise previous definitions.
This report has therefore examined and updated house prices and house price change alongside
more recent inter-local authority migration from the Office of National Statistics (ONS), noting that

this source does not collate intra-local authority movements.

Migration and Self-Containment

The ONS provides annual data on internal migration flows (both in- and out- migration flows) which
is informed by a range of official datasets including National Health Service (NHS) GP registrations

data.

We have sought to appraise gross migration flows (the sum of flows in both directions) between
areas to understand the relative strength of the housing market interactions between different local

authorities.

We use gross flows to understand the strength of the migration relationship between areas, and then
benchmark them for the combined population size of the two local authorities (in and out) to
understand the relative strength of links. This recognises that two larger authorities will have a larger

absolute flow than smaller authorities.

The table below shows the largest flows with South Lakeland District and based on its strongest
flows also those for Barrow in Furness and Lancaster. Beyond these two areas there is also a notable

flow with Eden although this is less than half of that of Lancaster.
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4.23 ltis also notable that there is a net inflow from Barrow and a net out-flow from South Lakeland District
to Lancaster. It is also notable that Barrow’s next strongest link, with Copeland, being less than a
third of those with South Lakeland. Similarly Lancaster’s second strongest link, with Wyre, is around
half of that with South Lakeland.

4.24  With local government restructuring in mind we have also included data for Eden. As shown, Eden’s

strongest links are with Carlisle and then South Lakeland, although the latter is around half the

strength of the former.

Table 4.1 Top Migration Gross Flows per 1,000 Population (2017-2020)
Gross
South Local Migration Local In Local Out
Lakeland Authority Per 1,000 Authority Migration Authority | Migration
1st Barrow 5.91 Barrow 533 Lancaster 599
2nd Lancaster 4.29 Lancaster 486 Barrow 481
3 Eden 2.08 Scotland 201 Scotland 219
4th Craven 0.99 Eden 148 Eden 183
5th Copeland 0.94 Manchester 118 Manchester 131
Gross
Barrow-in- Local Migration Local In Local Out
Furness Authority Per 1,000 Authority Migration Authority  Migration
1st S. Lakeland 5.91 S. Lakeland 481 S. Lakeland 533
2nd Copeland 1.13 Copeland 83 Lancaster 115
3 Lancaster 0.87 Lancaster 72 Copeland 69
4th Preston 0.48 Scotland 52 Scotland 59
5th Carlisle 0.46 Preston 46 Preston 55
Gross
Local Migration Local In Local Out
Lancaster Authority Per 1,000 Authority Migration Authority  Migration
1st S. Lakeland 4.29 S. Lakeland 599 S. Lakeland 486
2nd Wyre 2.82 Wyre 311 Wyre 425
3rd Preston 1.99 Preston 280 Preston 303
4th Blackpool 1.21 Manchester 214 Manchester 294
5th Craven 1.12 Leeds 186 Scotland 235
Gross
Local Migration Local In Local Out
Authority Per 1,000 Authority Migration Authority  Migration
1st Carlisle 4.06 Carlisle 281 Carlisle 378
2nd S. Lakeland 2.08 S. Lakeland 183 S. Lakeland 148
3rd Allerdale 2.05 Allerdale 170 Allerdale 141
4th Lancaster 0.55 Scotland 125 Scotland 137
County County
5th Copeland 0.41 Durham 60 Durham 69

Source: Internal migration - Matrices of moves between English and Welsh local authorities, English regions, Scotland and

Northern Ireland, year ending June 2017-2020
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One of the previous benchmarks for identifying a HMA was self-containment levels. These are the
percentage of moves to or from an area which also originate from the same area. The guidance

suggested that a self-containment rate of 70% would be typical of an HMA.

The guidance also suggested long distance moves should be excluded as these would include such
things as people retiring to the area or moving for University which would typically be outside of the
HMA they reside. We are required to use data from the 2011 Census as more recent data does not

report on internal moves within a local authority.

As the table below sets out, South Lakeland District has very high levels of origin and destination
self-containment rates in their own right when long-distance moves are excluded (moves from
outside the North West, Craven or Richmondshire). The self-containment rates exceed 70% for both

in and out migration.

Similarly, and perhaps most importantly the self-containment rate of Barrow-in-Furness, Eden and
Lancaster also exceed 70% in their own right and in Barrow’s case exceeds 80%. By this measure
alone it would suggest that each of these areas can be seen as a housing market area in their own

right.

Table 4.2

Self-Containment Rates for Selected Local Authorities (2011)

South Barrow-in-
. . Lancaster

In-Migration Lakeland Furness
Self-Contained Moves 5,520 4,571 12,392 2,808
All Moves 9,437 6,004 19,750 4,653
All Moves From Inside

7,680 5,448 16,375 3,655
NW,C &R
Self-Containment Rates 71.9% 83.9% 75.7% 76.8%

Out-Migration

South
Lakeland

Barrow-in-

Furness

Lancaster

Self-Contained Moves 5,520 4,571 12,392 2,808
All Moves 9,499 6,328 18,488 4,767
All Moves to Inside NW,

7,700 5,660 15,334 3,735
C&R
Self-Containment Rates 71.7% 80.8% 80.8% 75.2%

Source: ONS, Census 2011 NW, C & R= North West Region, Craven and Richmondshire.

Noting that the latest gross migration links are also highest within each other also suggests that the
South Lakeland, Barrow and Lancaster local authorities should continue to work on strategic matters.
While Eden has closer links to Carlisle its second strongest links are with South Lakeland. These
patterns are likely to reflect the relationship with parts of Western South Lakeland including Ulverston

with Barrow and Eastern South Lakeland including Kendal with Lancaster.
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This advice will partly become redundant in April 2023 when local government reorganisation means

that Eden, Barrow-in-Furness and South Lakeland merge into a single unitary authority.

Travel to Work Area

ONS produced a set of Travel to Work Areas (TTWA) which covered the whole of the UK. As

illustrated in the figure below for South Lakeland there are two TTWAs covering the District.

The Kendal TTWA which covers the east of the District including Kendal, Windemere, Ambleside
and Grange-Over-Sands. The other TTWA is the Barrow-in-Furness TTWA and covers the west of

the District including Ulverston up to Coniston.
ONS also provides statistics relating to the self-containment rates of these travel to work areas.
These are shown in the table below. The Barrow TTWA has a resident and job self-containment rate

in excess of 87% while in the Kendal TTWA these rates are lower but still exceed 80%

Table 4.3 Travel to Work Area Self-Containment Rates (2011)

Resident self-containment (%
employed residents who work

Job self-containment (% local
jobs taken by local residents)

TTWA Name locally)
Barrow-in-Furness 87.8 89.7
Kendal 84.0 80.2

Source: ONS, Travel to Work Areas analysis 2016

While Barrow is relatively self-contained there are links between Barrow and Ulverston, particularly
in terms of the supply chain firms that link to BAE in Barrow. Ulverston therefore has a role in

supporting Barrow and facilitating economic growth in the Furness area.

Again it should be reiterated that despite drawing on data from the 2011 census this remains the
most robust dataset available. As shown in the figure below all of Barrow is within the Barrow TTWA.
No part of Eden falls within the Kendal TTWA. The District falls entirely within the Penrith TTWA.

Outside of the mapped area all of Lancaster is within the Lancaster and Morecambe TTWA.
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Figure 4.1 - ONS Travel to Work Area (2011)
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Source: ONS, TTWA Analysis 2016 based on 2011 census

House Prices and House Price Change

The PPG also suggests that when identifying HMAs the “relationship between housing demand and
supply across different locations, using house prices and rates of change in house prices. This should

identify areas which have clearly different price levels compared to surrounding areas.”

The map below examines the cost of housing in South Lakeland District between 2019 and 2022.
We have examined this longer period to address any covid-related spike. The typically lower values
in the urban areas of Kendal and Ulverston reflects the size and type of homes being sold (i.e. more

flats than detached homes).

Although this trend is bucked by Windemere and Bowness which have extremely high values
(particularly on the edge of the co-joined settlement despite being relatively urban). There are also

some lower values found in the rural parts of the Yorkshire Dales.

Overall the majority of the District seems fairly consistent outside of the Lake District National Park.
It is likely that the housing market in the National Park is at least in part driven by the quality of place

and connected to this a high level of second home ownership but also suggest a distinct sub-market.
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Figure 4.2 - House Prices (2019-2022)
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4.40 We have also looked at the change in house prices aggregated to local authority areas. This shows
an alignment between Eden and South Lakeland but that Barrow-in-Furness and Lancaster have
seen more rapid growth in comparison. Both of which were above the regional growth while South

Lakeland is below it. This is likely to reflect the lower starting points.

4.41  This would suggest that the three areas, by this measure would not be a housing market area. And

while there is an alignment with Eden the other measures do not reflect this.
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Figure 4.3 - Median House Price Change (2002 to 2021)
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HMA Conclusions

Recent migration data shows a relationship with Barrow-in Furness and Lancaster and to a lesser
degree Eden. Although it is not possible to use this data to examine self-containment. Reverting back

to 2011 data it is clear that South Lakeland, as well as Barrow and Lancaster all have relatively high
rates of self-containment.

In terms of commuting the District is split in two with the western parts of the District including

Ulverston being more closely aligned with Barrow than with Kendal.

The more recent house price change analysis suggests a divergence in South Lakeland from its
neighbouring authorities and in absolute terms there is a Lake District National Park sub-market
which is distinct from the rest of the District.

The Strategic Housing Market Assessment (SHMA) identified a single HMA across South Lakeland
District and while the more recent data provides a mixed picture, the balance of evidence and

particularly the self-containment rates set out herein would confirm this is still a reasonable position.

Housing markets are complex and rarely begin and end at local authority boundaries. For instance,
Barrow clearly influences surrounding parts of South Lakeland and specifically Ulverston. One of the

purposes of defining housing market areas is to identify the “appropriate functional geographical area

Iceni Projects 40



4.47

4.48

4.49

4.50

451

4.52

South Lakeland SHENA April 2023

to gather evidence and develop policies to address these (Strategic) matters, based on demonstrable
cross-boundary relationships.”

Where these areas are identified the relevant local planning authorities (including the National Parks)
are required to cooperate on strategic matters. This cooperation includes, according to Paragraph
11 of the Plan-Making PPG (reference ID: 61-011-20190315), agreeing a statement of common
ground which contains:

“if applicable, the housing requirements in any adopted and (if known) emerging strategic policies

relevant to housing within the area covered by the statement” or

“distribution of needs in the area as agreed through the plan-making process, or the process for

agreeing the distribution of need (including unmet need) across the area”

It will be important for the Council to therefore liaise with Barrow-in-Furness and to a lesser degree
Lancaster and Eden as well as the two National Parks in discussing any issues associated with
unmet housing needs.

Sub-Areas

The most recent Strategic Housing Market Assessment (SHMA, 2017) confirmed that the six sub
housing market areas (first identified in the 2006 Cumbria Housing Strategy) remained logical sub-

District housing market geographies.

These are created in order to adopt more constructive local plan policies and look at a finer grain
picture of the housing markets. However in the case of the National Parks these sub-areas are
unnecessary as they are required only to meet need where they can without impacting on the
purposed and duty of the National Park. For that reason we see and have treated each of the National
Parks as its own distinct sub-area. This is also justified by the clear delineation in house prices
between those parts of the district in and outside of the National Park. In particular, the Lake District

is a distinct sub-area within the wider HMA.

As a further complication the National Parks do not relate to any specific geography therefore to align
with published statistics we have had to produce a best fit of Output Areas to align with the National
Park boundaries. The map below illustrates the extent of each sub-area and where possible analysis
is provided for each.

Where output areas overlap with the National Park boundary this is due to Output Areas being
allocated to one or the other sub-market based on the likely balance of the population in these largely

rural output areas.
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Figure 4.4 - Housing Market Sub-Areas in South Lakeland
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Source: Iceni Projects, 2021 based on Ordnance Survey data

Functional Economic Market Area

The Planning Practice Guidance (PPG) relating to Plan Making?® provides guidance on how
Functional Economic Market Areas (FEMAS) can be defined. It notes that no standard approach is
possible as patterns of economic activity vary from place to place. However, it does suggest that
when defining a FEMA, the following are relevant:

e extent of any Local Enterprise Partnership within the area;

e travel to work areas;

e housing market area;

o flow of goods, services and information within the local economy;

e service market for consumers;

e administrative geographies;

e catchment areas of facilities providing cultural and social well-being; and

e transport network.

20 Reference ID: 61-018-20190315
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As the FEMA also considers the housing market area and travel to work areas, there is typically a
level of overlap between housing market and economic geographies; and in many cases our

experience is that the evidence supports consistent geographies.

Previous Research

The 2014 South Lakeland Economic Growth Strategy notes that “Economic activity is however not
constrained by the boundaries of public administration and the policies of economic development
and growth now focus much more on functional economic areas within which there are economic

similarities in terms of business sectors, travel to work patterns and labour markets.”

It goes on to add that “South Lakeland’s economy is actually made up of several economies, each
influenced by the existing hubs or service centres and their connectivity to other towns, cities and
regions. Indeed there is a complex web of economic interactions which reach well beyond the shores
of the UK.”

It concluded that “The economic geography of South Lakeland is nonetheless characterised by the
location of its towns, the transport infrastructure, the presence of specialist industries and its
outstanding coasts and countryside.” The report then provides a map, reproduced below, which
divides the District into three distinct areas depending on their economic function.

As illustrated, the area around Kendal and along the M6 is termed as the “M6 Growth Corridor” which
has particularly strong road and rail links through which it gains a competitive advantage. The two
areas within the National Parks (denoted with a “2”) are broadly focused on the Rural and Visitor

Economy.

The final area includes Ulverston and is focussed on “advanced manufacturing” and includes
specialist manufacturing companies which resultantly provide a strong pool of manufacturing
knowledge and expertise. This is in part linked to the manufacturing of submarines in Barrow-in-

Furness.
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Figure 4.5 - Economic Geography of South Lakeland
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Source: SLDC, 2014 South Lakeland Economic Growth Strategy
4.60 As mentioned previously South Lakeland, Eden, Barrow-in-Furness and part of Cumbria County
Council local authorities will merge in April 2023. It is therefore worthwhile examining the previous
FEMA definitions of these areas.
4.61 For Barrow the Employment Land Review Update (November 2017) sets out Guidance but does not
set out a FEMA. It does however state that the study area is Barrow but its TTWA “extends to the
North into the Lake District National Park and includes parts of the South Lakeland administrative
area to the East”. The Eden Strategic Housing and Economic Needs Assessment (May 2021) does
not define a FEMA.
4.62 For completeness Lancaster's most recent statement on Functional Economic Market Areas is set
out in their SHMA?! (Part Il) which clarifies the nature of the District as a FEMA with high levels of

2 https://www.lancaster.gov.uk/assets/attach/3269/arc4FinalReportSHMALancaster%20Feb%202018%20.pdf
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commuting self-containment. It does note that South Lakeland presents the most significant

commuting relationship but corresponding figures were relatively low.

Housing Market Area and Travel to Work Area

As set out earlier in this section the HMA is defined as South Lakeland District on its own. We also
included a review of the relevant Travel to Work Areas of which there are two. The first is the Kendal
TTWA which broadly aligns with areas 1 and 2 in Figure 4.5. The second is the Barrow TTWA which
broadly aligns with the third advanced manufacturing area although this doesn’t extend to the
Cartmel Peninsula but does extend further north to Coniston.

What will become the Westmorland and Furness Unitary Authority is split across the Barrow, Kendal

and Penrith TTWAs. With South Lakeland the only District split across more than one of these.

Cultural and Social Facilities

The map below illustrates the location of key cultural and social facilities in South Lakeland District
and the immediate surrounding area using data provided by OpenStreetMap?2. There is a cultural
and social amenity cluster in Kendal and Ulverston within the District and outside of it in Barrow,

Lancaster and to a lesser extent Morecambe.

Figure 4.6 - Cultural and Social Facilities
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Source: Iceni Projects and Open Streetmap

22 This is an open source resource and relies on public accuracy. As such not all facilities may be picked up
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The only area where there is a notable absence of cultural and social facilities is in the area within
the National Parks and especially the Yorkshire Dales National Park. While the Lake District has
some facilities these are, in the main, aimed at tourists rather than residents. This perhaps illustrates
that the area is reliant on larger nearby centres such as Kendal and Lancaster for some higher order

services and cultural facilities.

The analysis of social and cultural facilities again shows the District being split east and west with
Ulverston having some facilities but is largely reliant on Barrow for others. Similarly Kendal has a

greater number of facilities but residents may still have to access Lancaster for some services.

Service Market for Consumers
The South Lakeland Retail Study Update?® 2012 states that the Core Strategy (2010)2* identifies
Kendal and Ulverston as Principal Service Centres and Grange over Sands, Milnthorpe and Kirkby

Lonsdale as Key Service Centres (Policy CS1.2 — The Development Strategy).

South Lakeland Core Strategy Policies CS2 (Kendal Strategy)-and CS7.5 (Town Centre and Retail
Strategy) promote the role of Kendal as the principal town centre in the District; ... a large town
centre which serves the District and beyond...”. Core Strategy Policy CS3.1 (Spatial Strategy for
Ulverston and Furness), identifies Ulverston as a Principal Service Centre located in the western part
of the Local Plan area. In retail terms, Policy CS7.5 refers to Ulverston as a ‘...medium town centre

which serves a wide rural catchment...’.

Overall, South Lakeland District retains around 68.2% of all comparison expenditure with 38.7%
leaking to other areas. For Convenience expenditure the District retains 82.7% of expenditure and
leaks 17.3%. The largest areas to leak expenditure to is Barrow in Furness and this is particularly
from Ulverston and again aligns with the Travel to Work area analysis and to Lancaster from Kirkby

Lonsdale.

However, this report is now somewhat dated and a number of major retailers (Debenhams and M&S)
have closed their Barrow stores. Over the same period M&S opened a new store (M & S Foodhall)
in Ulverston as did Screwfix and Aldi. This is likely to have impacted on the leakage to Barrow but

also Ulverston’s draw.

Flow of Goods and Services
The flow of goods, services and information within the local economy is difficult to quantify. Our

approach, therefore, is to look at the make-up of the economy in the local authorities in the North

23 https://www.southlakeland.gov.uk/planning-and-building/south-lakeland-local-plan/evidence-studies-and-
reports/#employretailevi
24 https://www.southlakeland.gov.uk/media/3521/cs01-core-strateqy-october-2010.pdf
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West surrounding South Lakeland. We also examine office and industrial clusters across the study

area and its neighbouring areas.

Drawing on Cambridge Econometrics data, we have examined the relative representation of different
economic sectors in each local authority in comparison to the wider North West region. For this we
have used location quotient analysis where a score over one represents an over-representation and

a score under one represents an under-representation in relation to the study area.

Figure 4.7 - Location Quotient of Employment Vs North West (2021)
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Source: Oxford Economics, Economic Forecasts 2022

South Lakeland District has particular strengths in comparison to the region and its neighbours in
Wholesale and Retail, Hospitality, Real Estate, Arts, Entertainment and Recreation and Other
Service Activities. This clearly illustrates the importance of tourism to the area. It is also the case that

none of the other neighbouring local authorities have a similar profile.

The data also shows under-representation in transportation and storage despite proximity to the M6
and in the finance and insurance sectors. The District is also less reliant on the public sector than

Lancaster and Barrow.

According to Valuation Office Agency (VOA) floorspace data, South Lakeland District has almost
double the commercial floorspace than Barrow or Eden and around the same as Lancaster. This is

largely as a result of the Industrial market.

Iceni Projects a7



4.77

4.78

4.79

4.80

South Lakeland SHENA April 2023
Table 4.4 Non-Domestic Floorspace by Local Authority (2020/21) — ‘000 Sgm.
South Lakeland Barrow Eden Lancaster
Retalil 242 197 100 277
Office 94 62 51 103
Industrial 610 321 404 660
Other 173 74 73 143
Total 1,119 655 628 1,183

Source: VOA, Non Domestic Floorspace Data

The largest office centre in South Lakeland District is in Kendal Town Centre and to a lesser degree
Kendal North and Ulverston. The largest industrial concentration is in Kendal North and Burneside

and to a lesser degree in Ulverston and along the M6.

The logistics market is likely to operate differently from the wider industrial market with operators
unlikely to confine their accommodation search to one FEMA. Speaking to local agents the demand
for logistics space in the area is centred along the M6 corridor with the greatest demand near the

Halton Junction (North of Lancaster) which also has access to Heysham Ferry Terminal.

Given the relatively low level of industrial supply in comparison to some urban centres, it would be
reasonable to suggest that the District would not be that self-sufficient when it comes to the flow of
all goods and services. This would justify the study area not being a FEMA in its own right. Again, as
with other services such as comparison retail and cultural services, the study area maybe partially
reliant on nearby areas to provide certain goods and services. This may even go further afield to

places such as Preston.

Other Considerations

There are also a range of wider considerations when examining the FEMA that do not need further

interpretation, for example:

e Aswell as the local authority and the two National Parks, the administrative geographies covering
South Lakeland also include Cumbria County Council which has responsibility for education,
strategic planning, emergency services, social services, public safety, the fire service and waste

disposal;

e The County Council also has responsibility for transport (specifically, highways and buses), while
trains are provided by Northern Rail, Trans-Pennine Express and Avanti West Coast. The
nearest major airports are Liverpool and Manchester Airport although both are some distance

away;

e Cumbria Constabulary covers the entire county;

Iceni Projects 48



4.81

4.82

4.83

4.84

4.85

4.86

South Lakeland SHENA April 2023

e Ambulance services are provided by the North West Ambulance Service which covers the region

and has a number of Ambulance Stations across South Lakeland.

e As of July 2022 NHS Services are provided by the Lancashire and South Cumbria Integrated
Care Board which covers South Lakeland as well as Barrow and south through to West

Lancashire.; and

e The Cumbria Local Enterprise Partnership (LEP) is the defined LEP area reflecting a bottom-up

definition of economic geography, which has been agreed by Government.

FEMA Conclusions

As demonstrated by the evidence set out above, there is a complex set of economic relationships
across South Lakeland, although consistently there appears to be some alignment between the west
of the District and Barrow. While the east is more self-contained there is still a reliance on areas
outside of the District and particularly Lancashire for some services. This is supported by evidence

on TTWAs, cultural and social facilities and service markets.

While the TTWAs exceed a self-containment rate of 75%, there will also be some benefit of aligning
the HMA and FEMA geographies. As with the HMA analysis, the question comes down to how

Ulverston is treated and whether it is more closely aligned to Barrow?

The additional criteria reveals a high level of expenditure leakage to Barrow and clusters of cultural
and social facilities in Barrow. There are also a number of services which are provided across the
wider Cumbria area (police) and beyond (LEP, ICB), although Barrow also shares these services.

None of the above criteria leads us to a clearer picture.

Local agents suggest that the advanced manufacturing clusters around Barrow would not consider
moving to places like Kendal as they need to be close to their customers (BAE) and this is also
helped by a supply of industrial land and lower rents in Barrow. One agent said that some would

consider Ulverston but this would only be a second choice.

The agent also noted that those businesses looking to move that are located within the Lake District
National Park would consider Kendal and as a result the market for employment floorspace in the

town serves a wider area.

This would lead us back to the District being a standalone FEMA. It is also beneficial for
pragmatic reasons (to allow for an alignment of jobs and homes) to have the HMA and FEMA
boundaries align. However, as with any functional geography there will be areas of overlap and with

that in mind we should still recognise that Ulverston is influenced by Barrow.
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One of the purposes of defining the FEMA is to identify the “appropriate functional geographical area
to gather evidence and develop policies to address these (Strategic) matters, based on demonstrable
cross-boundary relationships” (PPG Reference ID: 61-017-20190315).

It will therefore be important for South Lakeland to liaise with Barrow and Lancaster as well as the
National Park authorities on strategic matters including discussing any issues associated with unmet

needs (from either area).

To that end South Lakeland, Barrow-in-Furness and Lancaster Councils have also recently signed a
Statement of Intent to formalise their partnership working, particularly on economic development
initiatives, and have formed the Lancaster and South Cumbria economic region. This will go some

way to address the duty to cooperate issues.
Furthermore, once local government reorganisation takes place in 2023 Eden, South Lakeland,
Barrow and part of Cumbria County Council will become a single unitary authority. However, there

will still be a need for a continued duty to cooperate with Lancaster.

Functional Geographies — Key Points

e South Lakeland and its surrounding authorities have relatively high rates of migration self-
containment.

¢ Recent migration data shows a continued relationship with Barrow-in Furness and Lancaster and

to a lesser degree Eden.

¢ Unlike the rest of the District the western parts of the District including Ulverston are more closely

aligned with Barrow than with Kendal.

e House price change analysis suggests a divergence in South Lakeland District from its

neighbouring authorities.

e In absolute terms the Lake District National Park market is a distinct sub-market from the rest of
the District and HMA.

e The previous SHMA identified a single HMA across South Lakeland District and the
balance of evidence (particularly the self-containment rates) would suggest this has not

changed.

e In economic terms, the west of the District is more closely aligned with Barrow while the east is

more self-contained.

Iceni Projects 50



South Lakeland SHENA April 2023

e For some services there is a reliance on areas outside of the District including Lancaster and

Barrow.

e There is also a high level of expenditure leakage to Barrow and clusters of cultural and social

facilities in Barrow.

e Despite these relationships the data for the District as a whole would lead us back to the

District being a standalone FEMA.

e ltis also beneficial for pragmatic reasons (to allow for an alignment of jobs and homes) to have
the HMA and FEMA boundaries align.

¢ However, with any functional geography there will be an element of overlap and with that in mind

we should still recognise that Ulverston is influenced by Barrow.
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SOCIO-ECONOMIC BASELINE

This section provides an overview of South Lakeland District’s demographics. It draws on a range of
data from the Office for National Statistics (ONS). The report considers demographic trends, in

particular looking at past trends in population growth

Population

As of the 2021 Census the population of South Lakeland District?> was estimated to be around
104,500. Since 2011 the District has grown by approximately 842 people or 0.8%. Prior to the release
of the latest Census the population of South Lakeland was estimated to be 105,000 in 2020
equivalent to 1.15% over the nine year period from 2011-2020.

This is a significantly faster rate of growth than the rest of Cumbria, which shrunk by 0.01% between
2011 and 2020. However it is slower than that of the North West (4.4%) and England (6.5%).

The data in the remainder of this section draws on Mid-Year population estimates as this is the only
way we can look at sub-areas for the time being. The figure below considers population growth in
the period from 2001 to 2020 (indexed to 2011). In 2020, it is estimated that the population of the

District had risen by 2.45% from 2001 levels compared to a national growth of 14%.

Figure 5.1 — Indexed population growth (2001-2020)
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Source: ONS (mid-year population estimates), 2021

25 Much of the preparation of this work was undertaken before the release of much of the Census and therefore doe not feature

in the inputs or outputs of much of the work.

Iceni Projects 52



55

5.6

57

5.8

South Lakeland SHENA April 2023

The analysis shows a slight growth in both South Lakeland District and Cumbria up until 2008, at this
point the population appears to stagnate until 2016 with very minimal change. The population of
South Lakeland then appears to begin to grow again at this point with a slight drop off in 2019, while

that of Cumbria remains level from 2011 onwards.

Within the District the Cartmel Peninsula sub-area (as defined in the previous chapter) has seen the
highest growth since 2011 at 4.6% followed by Kendal at 3.7%. The smallest growth (in fact a decline)

was in Central Lakes at -1.2%. The Yorkshire Dales and Rural Kendal sub-areas also saw very

marginal growth.

Table 5.1 Population change by sub-area (2011-20)
Population Population
Change % change
(2011) (2020)
Cartmel Peninsula 7,803 8,158 355 4.6%
Central Lakes 24,337 24,042 -295 -1.2%
Yorkshire Dales 5,026 5,060 34 0.7%
Kendal 28,653 29,698 1,045 3.7%
Rural Kendal 19,674 19,795 121 0.6%
Ulverston and Furness 18,220 18,152 -68 -0.4%
South Lakeland Plan Area 74,350 75,803 1,453 1.9%
South Lakeland (District) 103,713 104,905 1,192 1.1%
Cumbria 499,817 499,781 -36 -0.01%
North West 7,055,961 7,367,456 311,495 4.4%
England 53,107,200 56,550,100 3,442,900 6.5%

Source: ONS, Mid-Year Population Estimates, 2021

Overall, the South Lakeland Plan Area has seen slightly higher growth than the District at 1.9%,
indicating a concentration of growth outside the National Parks, likely a result of a larger quantity of

housing stock and more affordable property prices.

Age Profile

The age profile of South Lakeland District is skewed towards older age groups, more so than that of
the national pattern. There is a much lower percentage of population below the age of 44 than
nationally. Conversely, the proportion of those aged 45 and over is significantly higher in South

Lakeland District than nationally.
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Figure 5.2 — Population by age group, 2020, South Lakeland District vs. England
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The table below summarises key age groups in the South Lakeland Plan Area and compares it to
England as a whole. South Lakeland sees much higher proportions of older families than England

(30% against 26%) and a higher proportion of retirement age population (28% v 19%).

Table 5.2 Population by broad age group (2011-20)

South Lakeland
South Lakeland

Plan Area England (%)
M ETWANCENC))

(absolute)
Under 16 11,439 15% 18%
16-24 6,316 8% 12%
25-44) 14,110 19% 26%
45-64 22,450 30% 26%
65+ 21,488 28% 19%

Source: ONS, Mid-Year Population Estimates, 2021

The table below shows population change by age (again for the 2011-20 period). This shows a
notable increase in the over 65 age group (20.4%) with declines in the working age population 16-
64 (-4.3%) and those under 16 (-2.1%). This ageing of the population has ramifications for the ability

to maintain a labour supply as well as demand for specialist accommodation.
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Table 5.3 Change in population by broad age group (2011-20) — South Lakeland Plan
Area
2011 2020 Change % change
Under 16 11,676 11,439 -237 -2.1%
16-64 44,824 42,876 -1,948 -4.3%
65+ 17,850 21,488 3,638 20.4%
TOTAL 74,350 75,803 1,453 2.4%

Source: ONS, Mid-Year Population Estimates, 2021

The figure below looks at some differences by sub-area. The analysis shows an older age structure
in the Cartmel Peninsula, where nearly two-fifths of all residents are aged 65 and over. The Yorkshire
Dales National Park has the highest proportion of children, whilst Kendal generally has the youngest
age structure (the lowest proportion of people aged 65+; although at a level still in excess of regional
and national averages).

Figure 5.3 — Population profile by sub-area (2020)
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Source: ONS mid-year population estimates, 2021

Components of Population Change

The table and figure below consider the drivers of population change 2001 to 2020. The main
components of change are natural change (births minus deaths) and net migration (internal/domestic
and international). There is also an Unattributable Population Change (UPC) which is a correction
made by ONS upon publication of Census data if population has been under- or over-estimated (this
is only calculated for the 2001-11 period). There are also ‘other changes’, which are generally small

and often related to armed forces personnel or boarding school pupils.

The data shows a negative level of natural change throughout the period studied (i.e. more deaths

than births) — over the last 5-years, natural change has averaged a net loss of around 500 per annum.
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Internal migration has been quite variable — but positive in all years; the last five years for which data
is available shows an average of around 600 people (net) moving to the District from other parts of
the United Kingdom. International migration is also variable, although the data does suggest a
positive net level for most years; over the past five years international migration has averaged just

over 100 people per annum (net).

The data also shows a small negative level of UPC and modest other changes (with UPC only being
applicable up to 2011). Overall, the data is clear that population growth in South Lakeland District is

almost entirely driven by internal (domestic) migration — people moving from another part of the

country to South Lakeland.

Table 5.4 Components of population change, mid-2001 to mid-2020 — South Lakeland
Natural Net Net intern- Other Other Total
change internal ational changes (unattri- change

migration  migration butable)

2001/2 -429 700 -118 3 -120 36

2002/3 -377 662 337 -8 -119 495
2003/4 -326 768 408 11 -117 744
2004/5 -291 492 558 -11 -119 629
2005/6 -359 172 344 2 -120 39

2006/7 -361 422 419 -17 -119 344
2007/8 -351 100 168 -1 -108 -192
2008/9 -344 180 209 -2 -125 -82
2009/10 -317 246 -66 -3 -127 -267
2010/11 -351 48 16 5 -148 -430
2011/12 -336 18 151 -2 0 -169
2012/13 -397 362 74 10 0 49

2013/14 -422 238 84 8 0 -92
2014/15 -397 458 193 21 0 275
2015/16 -401 212 238 1 0 50

2016/17 -397 914 -22 0 0 495
2017/18 -520 688 29 14 0 211
2018/19 -336 675 214 3 0 556
2019/20 -849 543 108 15 0 -183

Source: ONS, Mid-Year Population Estimates, 2021

The data also shows the highest natural decline in population in the year to 2019/20. This would
include the initial phases of the pandemic in early 2020 although it is not possible to attribute this to

any one factor.
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Figure 5.4 — Components of population change, mid-2001 to mid-2020 — South Lakeland
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Household composition

In 2011, there were 46,552 households in South Lakeland District comprising 1.5% of the population
of the North West. Overall, households are split between 32.4% of single person households, 63%
of one family households and 4.6% of other household types. The largest sub group however are

married couples with more details provided in the table below.

Table 5.5 Household types, 2011

Household South Barrow-in- Eden Lancaster | North England

Composition Lakeland Furness West

One person only: All

One person: Aged 65 and 16.3% 14.5% 14.4% 14.2% 12.8% 12.4%
One person: Other 16.1% 20.0% 15.8% 18.4% 19.4% 17.9%
One family only: All 63.0% 61.4% 65.0% 60.3% 61.2% 61.8%
One family: Aged 65 and 12.5% 8.5% 11.4% 9.3% 7.8% 8.1%
One family: Married/civil 35.3% 32.2% 37.8% 31.2% 31.7% 33.2%
One family: Cohabiting 8.6% 9.7% 8.5% 10.0% 9.8% 9.8%
One i‘amily: Lone parent 6.6% 11.0% 7.2% 9.7% 12.0% 10.6%
Other: All 4.6% 4.0% 4.8% 7.2% 6.6% 8.0%
Other: With dependent 1.3% 1.5% 1.5% 1.9% 2.3% 2.6%
Other: All full-time students | 0.0% 0.0% 0.2% 1.5% 0.5% 0.6%
Other: All aged 65 and 0.4% 0.2% 0.4% 0.3% 0.3% 0.3%
Other: Other 2.9% 2.3% 2.8% 3.5% 3.4% 4.5%

Source: ONS, Census 2011
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Labour Market, Skills & Earnings

In this section we assess the labour market characteristics and performance, addressing issues

associated with unemployment, skills, and earnings.

As noted above there has been a notable decrease in the working age population. However, at 82.4%
South Lakeland District still has a higher share of economically active population than all other
benchmark areas with Cumbria at 78.1%, the North West at 76.5% and England only 79%.

Figure 5.5 — Economically active population (2020)
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Source: ONS, Annual Population Survey

Logically, unemployment in South Lakeland District (1.8%) is also lower than in the country overall
(4.6%). Such a low unemployment rate is considered akin to full employment with very few people
looking for employment in the District. This has led to issues with some local businesses reporting

difficulty in recruiting staff.
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Figure 5.6 — Unemployment (% of 16—64-year-olds) — 2020
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Source: ONS, Annual Population Survey

The claimant rate is another key indicator of unemployment which is measured as the number of
people who are receiving benefits principally for the reason of being unemployed (claimant count)
divided by the number of workforce jobs plus the claimant count. Whilst there is crossover between
the claimant rate and the unemployment rate, they measure slightly different things. The claimant

count is also published more regularly and was available up to March 2022 at the time of writing.

The figure below shows changes in claimant unemployment over time. The claimant rate follows a
similar pattern across all areas; influenced by the economic cycle. The claimant count in South
Lakeland District was last recorded at 1.9% of working age population and Cumbria slightly higher
at 2.8%.
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Figure 5.7 — Claimant rate, January 2011 to March 2022
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In all areas there was a notable jump during the pandemic and rates have not yet recovered to pre-
2020 levels although they are falling relatively quickly.

Qualifications

Overall, South Lakeland District has a greater percentage of population (42.6%) educated to National
Vocational Qualification (NVQ) level 4 (equivalent to a degree) than the North West (38.5%) and

Cumbria (33.5%). Similarly, the percentage of population with trade apprenticeships in South
Lakeland was 4.8% which compares to 2.7% in England as a whole.

As a result, less of the population have no qualifications (3.4%), than Cumbria and England (6.4%)

and significantly less than the North West region (7.5%). This indicates that the District is particularly
well qualified.

This is despite the area only having a small university. This would suggest that the area is successful
in attracting older graduates through a combination of quality of place, lifestyle and the jobs being
created including those that can work from anywhere. Although as noted elsewhere in the report
recent graduates are less likely to come to the area due to the relative paucity of services.
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Figure 5.8 — Qualifications (% are for those of aged 16-64), 2021
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The qualifications also follow onto the occupation levels of the local population. As the figure below
shows South Lakeland District has a higher proportion of people working in the top occupational

category (12%) in Managers, Directors and Senior Officials, than the other benchmark areas.

In contrast, the percentage of people working in the lowest ranked process, plant and machine
operatives and elementary occupations, are lower than the county, regional and national average.
Linked to the tourism and hospitality sectors there is however an over-representation of those

working in sales and customer service occupations.
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Figure 5.9 — Employment by occupation, 2021, % of total employment
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5.28 Despite the high level of qualifications within the population of South Lakeland District and
reasonably high level of occupational profile, the median workplace-based earnings (i.e. those
working in the area) for full-time jobs in South Lakeland (£504 per week) are lower than Cumbria
(£608), the North West (£568) and England as a whole (£605).

5.29  This could be linked to the higher percentage of jobs in overall terms in lower paid agriculture, retail
and hospitality sectors. Alternatively, this may be a factor of the older overall age of the population,
where although they are well qualified and in good occupational positions they may have stayed in
jobs longer, therefore being less likely to see pay increases associated with moving jobs on a semi-

frequent basis.
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Figure 5.10 — Median gross weekly workplace earnings, 2021
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Residents Based Earnings show the earnings of those who live in the District but could work
anywhere. As shown, median earnings of all full time workers are £73 per week higher than those
working in the District. This will reflect levels of out-commuting or remote working to higher paid jobs
outside of South Lakeland. This could include for example those with senior management jobs in
Barrow living in Ulverston, while lower paid retail or hospitality workers in Ulverston may live in

Barrow.

Figure 5.11 — Median gross weekly Residents earnings, 2021
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Socio-Economic Baseline — Summary

e As of 2021 the population of South Lakeland District was estimated to be around 104,500.

e Since 2011 the District has grown by approximately 842 people or 0.8%.

e Between 2011 and 2020 the South Lakeland Plan Area has seen slightly higher growth than the
District overall at 1.9%, indicating a concentration of growth outside the National Parks.

e The South Lakeland population is generally older than nationally with ages 45 and up

seeing a higher proportion of the population than the national average.

e Of the Plan Area, 30% of the population are between 45-64 with 28% over 65.

e Since 2011, the working age population in the Plan Area has decreased, as has that under
the age of 16.

e Although the overall population has increased this is within the over 65 age group.

e These dynamics result in issues such as skill and labour shortages and can potentially
make the District less attractive to inward investment.

e The population is largely economically active (82.4%) with low unemployment (1.8%) and
claimant rates (1.9%).

e Overall, South Lakeland District has a greater percentage of population (42.6%) educated to
degree level than the North West (38.5%) and Cumbria (33.5%).

e There is also an above average percentage of population in the top occupational categories.

e However, the median workplace based earnings within the District are below average, this is

potentially a product of the sectors being worked in.

e Conversely, residents based incomes are above average for the North West reflecting a level of
out-commuting for higher paid jobs (or working remotely) and also a level of in-commuting for

lower paid jobs.
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HOUSING MARKET DYNAMICS

This section of the report examines housing market dynamics in the District and focusses on the
purchase market. A section examining the rental market can be found later in this report.

House Prices

In the year to June 2022 the median house price in South Lakeland District was £255,000. This is
above the medians for all neighbouring authorities and the wider North West (£220,000) and
Nationally (£245,750).). The relatively higher property prices in South Lakeland demonstrates the

level of demand for housing in the area.

Table 6.1 Median House Prices (Year ending Sept 2021)
South Lakeland £255,000
Eden £182,950
Barrow-in-Furness £167,000
Cumbria £136,000
North West £220,000
England £245,750

Source: ONS Median House price for Administrative Geographies

When median prices over time are compared it is possible to see the overall growth of prices. These
have been indexed as the areas have a different starting point. Overall Barrow-in-Furness Borough
(3.16) has grown most since 2002 with South Lakeland District (2.23) seeing the least amount of
growth. However, this is likely to reflect their relative starting points as house prices in the latter are
almost double those in Barrow.

All areas have seen large increases since 2020 although for South Lakeland District there was a
slight downward adjustment between June 2021 to September 2021. Although prices in South
Lakeland are high and continue to rise overall it can be seen that prices in neighbouring authorities

such as Barrow-in-Furness and Lancaster are rising at a faster rate.
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Figure 6.1 — Indexed median House Price sales over time
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When looking at median prices by type, South Lakeland District again sees higher prices for all types
of property than the wider North West but lower than England for all but Detached homes.

In contrast to the rest of the region and county, median prices for flats in South Lakeland District are
particularly low. In both England and the North West the difference in median prices between Flats
and Terraced properties is relatively minimal. In the North West, for example, the median price for
both types of properties is only £2000 different in England there is a £8,445 difference with flats being
more expensive. Whereas in South Lakeland there is a £42,750 difference. This low price indicates

that flats are generally less attractive within South Lakeland compared to houses.

Table 6.2 Median price by type (Year to Dec 2021)
Semi-
Area Detached Detached Terraced Flats
South Lakeland District £410,000 £245,000 £212,750 £170,000
North West £322,955 £195,000 £138,000 £140,000
England £400,000 £250,000 £226,555 £235,000

Source: ONS data, Median House price for Administrative Geographies

At a sub-area level it can be seen that the Lake District sub-area has the highest prices across all

types of homes with Ulverston and Furness seeing the lowest prices across all types.
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There is also a notable difference between the prices in the Plan Area and the wider South Lakeland

District. There is also a notable difference between the two National Parks with prices in the Lake

District sub-area by far exceeding those in the Yorkshire Dales again suggesting a distinct sub-

market from the rest of South Lakeland. The Yorkshire Dales sub-area also exceeds those in the

Plan Area. We have looked at these prices over a slightly longer period to iron out any covid-related

spikes and to use a slightly larger sample size.

Table 6.3 Median price by Sub-Area and Type (2019-22)
Semi-

All Sales Detached Detached Terraced Flats Overall
Cartmel Peninsula £330,000 £217,500 £200,000 £144,750 £249,973
Kendal £327,000 £221,750 £181,000 £119,100 | £200,000
Rural Kendal £375,000 £250,000 £204,000 £175,000 | £290,000
Ulverston and Furness | £325,000 £200,000 £170,000 £120,000 | £200,000
Plan Area £345,000 £225,000 £180,000 £130,000 | £230,000
Lake District (NP) £505,000 £310,000 £280,000 £225,000 | £335,000
Yorkshire Dales (NP) £396,500 £248,000 £232,000 £135,000 | £279,115
South Lakeland £375,000 £235,000 £200,000 £157,500 | £250,000
New Build Semi-

Detached Detached Terraced Flats Overall
Cartmel Peninsula £335,000 | £187,000 £92,500 £156,000
Kendal £389,995 £283,995 £110,498 £299,995
Rural Kendal £425,000 | £325,000 £102,977 £425,000 | £355,995
Ulverston and Fumess | ¢55 nog £250,000 £208,080 £120,000 | £325,000
Plan Area £399,995 £283,995 £110,498 £125,000 | £320,000
Lake District (NP) £610,000 £742,500 £225000 | £225,000
Yorkshire Dales (NP)
South Lakeland £399,995 | £283,995 £110,498 £215,000 | £302,995
Resales Semi- ‘

Detached Detached Terraced Flats Overall
Cartmel Peninsula £330,000 | £220,000 £200,000 £144,750 | £250,000
Kendal £320,000 £220,000 £183,250 £119,100 | £200,000
Rural Kendal £365,000 | £250,000 £205,000 £175,000 | £285,500
Ulverston and Fumess | £314 oo £200,000 £170,000 £119,590 | £196,000
Plan Area £335,000 £225,000 £181,000 £130,500 | £225,000
Lake District (NP) £505,000 | £310,000 £280,000 £225,000 | £340,000
Yorkshire Dales (NP) | £395 500 |  £248,000 £232,000 £135,000 | £279,115
South Lakeland £375000 | £231,000 £200,000 £155,000 | £250,000

Source: Iceni analysis of HM Land Registry Price Paid Data

This also illustrates that newer homes attract a premium with the exception of terraced homes were

the older stock is more expensive. Although it should be noted that new build sales within the

National Park have local occupancy restrictions. This also varies by local as Cartmel Peninsula and
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the Lake District National Parks have higher costs for resale properties than new-build. This is likely

to reflect the likely demand from incomers and second home owners for older homes in these areas.

Additional analysis on lower quartile house prices (to buy and rent) is provided in the affordable

housing need section of this report.

The table below demonstrates the split in property sales by the type of property in South Lakeland
District and comparable authorities. There is a higher percentage of detached sales in South
Lakeland District than semi-detached, the reverse of that of England. The high proportion of detached
and terraced properties sold is likely an indication of the broadly rural and historic nature of the District

as a whole.

The wider North West sees lower proportions of flats sold with the lowest in Barrow-in-Furness at
2.3%. Over half of the properties sold in Barrow-in-Furness were terraced which is a reflection of the

stock in the Borough.

Figure 6.2 - Property sales by type (September 2021)
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Source: Iceni analysis of HM Land Registry Price Paid Data

Affordability

The Figure below shows the Median workplace based affordability ratio for South Lakeland District,
Cumbria, the North West and England over time. In all areas affordability has worsened with the ratio
now highest in South Lakeland at 10.12. Cumbria and the North West also see increasing affordability

ratios; however they have not increased at the rate of that of England or South Lakeland.
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Figure 6.3 - Affordability Ratio (1997-2021)
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Source: ONS, Housing Affordability in England and Wales
With the high property prices in South Lakeland compared to Cumbria and the wider North West it is

unsurprising that affordability is worse than that of both benchmark areas. This is potentially forcing
local people to move out of the District into cheaper areas nearby.

House Price Change

Looking at the change in house prices since 2009/12 it can be seen that price increases have been
experienced in all sub-areas with the highest in the Cartmel Peninsula at 32%. The Plan Area as well

as South Lakeland as a whole also saw high increases at 31% and 28% which were in excess of the

National Parks. Again this might reflect their lower starting point and a narrowing of the gap.

Table 6.4 Median price change by Sub-Area (2009/12 to 2019/22)
Sub-Area % Change (2009/12 — 19/22)
Cartmel Peninsula 32%
Kendal 21%
Rural Kendal 30%
Ulverston and Furness 27%
Plan Area 31%
Lake District 25%
Yorkshire Dales 21%
South Lakeland 28%

Source: Iceni Analysis of HM Land Registry Price Paid Data
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Completions

The number of net dwelling completions per annum within the South Lakeland Local Plan Area since
2003 can be seen in the figure below. Completions have fluctuated since 2003/04 with an average
of 224 net completions a year between 2003 and 2022. The highest year for net completions was
2015/16 with 370 dwellings and the lowest 2010/11 with 103 dwellings.

Overall completions have appeared to increase with the average between 2016 and 2022 lying at
approximately 246 dwellings, an increase on the average of 199 dwellings completed per annum
between 2010 and 2016.

Figure 6.4 - Net Dwelling Completions (2003/04 — 2021/22)
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Agency Engagement

Targeted telephone engagement with Local Estate and Letting Agents took place in April 2022. The
following section collates these views although it should be caveated that not all views were universal
and the views are also anecdotal. As such they may well contradict each other as well as the data in
this report.

The agents contacted:

e Arnold Greenwood: Highgate, Kendal

e Hackney Leigh: Stricklandgate, Kendal

e Hackney Leigh: Main Street, Grange-over-Sands
e Cobble Country: Main Street, Sedbergh

Iceni Projects 70



6.20

6.21

6.22

6.23

6.24

6.25

6.26

South Lakeland SHENA April 2023

e Thomas Hayton Winkley: Main Street, Grange-over-Sands
e Hunters: Highgate, Kendal

e Corrie and Co Ltd: King Street, Ulverston

e Matthews Benjamin: Kelsick Road, Ambleside

e Edwin Thompson: Church Street, Windermere

e Let by Jacksons: Victoria Street, Windermere

¢ Milne Moser: Highgate, Kendal

e Poole Townsend: Main Street, Grange-over-Sands
e JH Homes: New Market Street, Ulverston

o Keys Letting Centre: Queen Street, Ulverston

e H&H Land and Estates: Finkle Street, Kendal

A large proportion of buyers are continuing to seek investment properties, second homes or holiday
lets in South Lakeland District, particularly in areas such as Windermere, Sedbergh, Grange-over-
Sands and Ambleside. However, the number of buyers seeking family homes has soared with

demand now far outweighing supply.

Houses are selling extremely quickly and are generally on the market for less than 7 days. Agents
also indicate that they have a long list of buyers who are ready to purchase properties before they

go on the open market.

Homes have been selling for at least the asking price or around 5-10% above the asking price with
an agent in Ulverston stating that in January 2022, 50% of the properties sold that month were sold

above the asking price.

There is a demand for all types and sizes of property across South Lakeland District from mid

terraced properties up to large, detached homes.

Properties up to £300k in value are the most popular for investment or second homes whereas more
expensive properties of £600k+ are more likely to be purchased as main homes. This means that

those who are seeking to enter the market are potentially being priced out.

The largest demand is for family homes, typically 3-bed semis between £350-500k with front and
rear gardens. There is also more demand for middle market family properties as first homes rather
than smaller terraced properties. In Grange-over-Sands, agents also reported a high demand for

flats as retirement properties, for people looking to downsize, or holiday lets.

All agents reported an increase in demand since Covid-19, particularly over the last 12-18 months
with rising numbers of people wanting to relocate to the area as they have more flexibility to work

from home. This has also led to a demand in larger homes/additional bedrooms to accommodate
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working from home and has resulted in some inflationary pressures as incomers tend to have larger

budgets than local residents.

Agents also indicated that demand comes from both local residents who want to remain in the area
and people from outside the area, particularly London and the South, who are looking for a slower
pace of life and to be close to the Lake District. The attractiveness of the area and accessibility to
the National Park is the main selling point for people moving from outside the area. There has been
a significant increase in cash buyers from outside of South Lakeland District which is pricing local

people out of the market.

Gaps in the market are mainly affordable 3 and 4 bed family homes and affordable first homes,
particularly for local residents with many locals looking to buy their first home being priced out of the
market unless a property has a local buying clause on it. According to local agents, first-time buyers

tend to be aged in their 30’s.

The main barriers to local people are the high house prices. Typically, the wages of local residents
don’t allow them to meet the high asking prices in the area unless they have equity in existing
properties. Local people are more likely to purchase properties in towns such as Kendal and

Ulverston than Grange -over-Sands for example.

Developer Consultation

Through the Home Builders Federation (HBF) we consulted with the local development industry in
mid-May 2022. This conversation covered a range of topics which should be read across the various

sections of this report.

The development industry representatives advised that there was a pent up demand for all size of
homes in South Lakeland District, but particularly medium to large homes. They noted the role of

larger houses in that they enable people to move out of smaller housing.

They were also keen to impress the need for flexibility in the application of policy as some sites will
not be suitable for a mix of homes being required e.g. town centre sites will likely deliver a greater
percentage of smaller homes than policy requires and conversely rural sites will have a greater focus

on larger homes.

They were also keen to note that a universal 35% affordable housing requirement may not be
applicable to all sites particularly those which have abnormal costs related to topography, soil or

rocks. This will need to be considered through viability testing of the local plan.
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The wider issues around viability were also discussed and given as a reason for a lack of delivery.
Other reasons included supply chain issues, inflation, lack of specialist contractors and capacity of
those that do exist and nutrient neutrality restrictions (which only affects a very small part of the Plan

Area). Again, this was given as evidence around the need for flexible policy.

There was a particular pent up demand in the principal settlements of Kendal and Ulverston as this
is where the services and job opportunities mainly arise. They pressed on the need to have different
policies (such as affordable housing and housing mix) for these areas than the rural areas due to

their role.

From a sales perspective around 30% of sales went to people who were moving to the area for a
better quality of life. However, most homes are still sold to people who already live or work in the
District.

The HBF members recognise the need for specialist housing for older people but note that the market
is quite volatile and simply requiring larger sites to deliver these uses might be problematic. A fallback
position would be to have these sites returned to the developer if unsold after a reasonable period of
marketing. Another alternative that would be welcomed would be for them to deliver a greater number

of M4(3) compliant homes if the site was unable to be sold to a specialist provider.

The HBF members also noted that some larger sites do not have the services required to support
specialist housing for older people. Other examples were given whereby local residents objected to

the design of the accommodation despite an obvious need.

A similar issue arises with self and custom build housing and a perceived lack of demand for it. Policy
should be flexible enough to ensure that if these plots are not sold after a certain period of time then

they will revert back to the developer.

Overall, the industry wanted the council to allocate more larger sites. This will allow them to deliver
a greater range of products to suit all need. They noted that people starting off on the housing ladder
and older people seeking specialist housing are struggling. That a full range of products can only

come from providing larger sites.

Housing Market — Key Points

e Median house prices in South Lakeland District (2020/21) were £265,000. These are higher

than the North West average illustrating the attractiveness of the area.

e However, within the District there is a wide range from £200,000 in Ulverston and Furness to
£335,000 in the Lake District National Park.
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e Overall affordability in the District has worsened over time.

e Housing completions have averaged 224 net completions between 2003 and 2021.

e Interest in family homes in the District has soared and there remains a large amount of investor

interest.

e Currently, housing demand far outstrips supply, with many properties on the market for less than

a week.

e According to local agents, the largest demand is for family homes, typically 3-bed semis

between £350-500k with front and rear gardens,

e Gaps in the market are mainly affordable 3 and 4 bed family homes and affordable first homes,

for local residents.

e Agents reported an increase in demand since the beginning of the pandemic with rising numbers
of people wanting to relocate to the area as they have more flexibility to work from home.

e This has also led to a demand in larger homes/additional bedrooms to accommodate working

from home.

Iceni Projects 74



7.1

7.2

7.3

7.4

7.5

7.6

7.7

South Lakeland SHENA April 2023

COMMERCIAL MARKET DYNAMICS

This chapter provides an assessment of the existing commercial property market in South Lakeland
District (no data is published for the Plan Area), benchmarked against Cumbria and the United
Kingdom where relevant. The analysis is split between the office market and the industrial market

(where industrial refers to general industrial, light industrial and warehousing).

The assessment combines quantitative analysis with qualitative elements to build up a picture of the
level and nature of demand. The quantitative analysis uses CoStar data - one of the UKs largest
providers of commercial property data. However, this database does not cover all
properties/transactions (owner-occupier properties, smaller transactions and properties/transactions

in rural areas are a particular issue).
The qualitative analysis includes information provided by local agent John Haley of Edwin Thompson,
the leading commercial estate agent in the Lake District. John also provides an overview of the

existing supply and the role of each area.

General South Lakeland District Overview

The commercial property market in South Lakeland is generally characterised as being relatively
strong, particularly in the warehouse sector and in line with the general UK market, has a limited
supply of both warehouse stock and development land with reasonable demand especially for
smaller units. The office market remains stable despite the issues faced by COVID-19 and is again

influenced by a lack of modern stock although demand is stagnant and often opportunity-led.

Kendal is the principal town of South Lakeland and is situated just outside of the southern boundary
of the Lake District National Park, 6 miles from Junctions 36 and 37 of the M6 Motorway. The town
has the largest commercial market in South Lakeland with several business parks and estates

developed in the 1980s-early 2000s as well as redevelopment and conversions of older factory sites.

Smaller markets exist in the market town of Ulverston, Grange-over-Sands and Flookburgh. This is
also the case for Junction 36 and Kirkby Lonsdale, Sedbergh and the area forming part of The Lake
District National Park where commercial properties are some-what sporadic rather than being on

business parks or industrial estates.

Kendal as a commercial location is no doubt strengthened by its access to the M6, and the nearby
Oxenholme train station two miles away is on the West Coast Mainline which can provide access to

London in less than three hours, Birmingham and Glasgow in around two hours.
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Kendal and the wider South Lakeland District being adjacent to or within The Lake District National
Park, The Yorkshire Dales National Park and an Area of Outstanding Natural Beauty (AONB), make

the area a desirable place to live and work.

Barriers to Growth
There are barriers holding South Lakeland back from growing economically and the most apparent
is the lack of supply of commercial stock, particularly modern warehousing (as demonstrated by low

vacancy rates and rising rents) and the land to build it on.

The limited availability has several implications, it is stopping existing businesses in the sub-region
relocating to, expanding or acquiring more modern facilities. There is also little opportunity to attract
new businesses from outside the area, for example, there are often commercial requirements for the

northern section of the M6 corridor adjacent to South Lakeland.

However, the developer market (local, regional or national) have virtually no options to build new
premises in this area due to a lack of available or suitable land, although high build costs are also
making speculative development unviable. Any land which does become available is generally priced
very highly, with some landowners seeking closer to residential values. One agent also suggested
that the allocated sites are in the wrong location to meet this need as they lack good access to the

road network or available labour force.

Another challenge of the local economy, which is again a national trend but seems to be a continuing
issue within South Lakeland, is the availability of labour and recruitment across the board. There are
several reasons for this, firstly Brexit and the pandemic has resulted in much of the European Union

(EV) labour pool leaving the UK, however, the area also has housing affordability issues.

This employment issue seems to be across all sectors, full and part-time, seasonal and otherwise.
However, it is most apparent in the leisure and hospitality industry which is causing the hotels and
restaurants industry to trade on reduced opening hours. Other local businesses are reporting being

held back by recruitment in the distribution, construction, professional and manufacturing sectors.

In addition to the cost of living, South Lakeland generally has an ageing population, the towns lack
the nightlife and facilities that may attract younger people to the area and whilst South Lakeland
offers the great outdoors on its doorstep, it can’t compete with the provincial cities of Manchester,

Leeds and Newcastle-upon-Tyne with their cosmopolitan leisure and shopping offerings.

The infrastructure around South Lakeland is strong on the eastern side to Kendal and Kirkby
Lonsdale which benefit from being in close proximity to the M6 and West Coast Mainline however

there are weaknesses, some of which are naturally caused by virtue of the topography of the area
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with lakes and hills however, some of the remote towns and villages are poorly served by single

carriageway routes with restricted alternatives if those roads are closed.

The A590 serving the south and south west of South Lakeland, travelling from the M6 to Barrow-in-
Furness and serves Grange-over-Sands, Ulverston and some of the Lake District National Park. It is
duelled to Newby Bridge after which there is some-what of a bottle neck of a winding single
carriageway, notorious for accidents and strangling traffic coming into and out of the area as

diversions are through the Lakeland roads which are not suitable for HGVs.

Whilst Kendal enjoys strong communications, it can suffer heavy congestion being on the main
diversion route if the M6 is closed at Junction 36 or south of. Traffic including all HGVs are diverted
through the town and on to the A6 to travel up to Shap to re-join at Junction 39 and with a sensitive
one-way system that often gets busy with its own traffic, the town centre comes to a standstill when

these detour events occur, which can be regularly.

Cumbria County Council secured funding in July 2021 to develop proposals for the Kendal Northern
Access Route scheme which would be a new road connecting the A591 and A6 north of Kendal and
remove the congestion around the town however, feasibility and public consultation is in its infancy

both of which will be influenced by the proposed open countryside route the road would take.

The National Park areas of South Lakeland are of course sensitive with an emphasis on tourism and
from a logistics point of view, mostly unsuitable for large scale commercial areas for accessibility

reasons on already busy rural roads and with limited land for commercial development going forward.

Road communications are unlikely to be improved to a standard suitable to service new commercial
schemes and identifying suitable sites in such protected areas is unlikely, meaning expanding the
South Lakeland economy outside of tourism, needs to be focused on the areas already well-served

by communications whilst enhancing them further.

Broadband provision has recently improved in Kendal with Fibrus launching its Hyperfast broadband
as part of a £200 million Cumbria-wide service to benefit 14,500 homes and businesses across the

town and 113,000 premises throughout the county over the next three years.

There is also a distinct lack of electric charging points in the area. For example, there are very few
charging points serving Kendal. As the switch to electric vehicles continues this will need to be

rectified.
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Office market
This section provides an assessment of the office (E(g)(i)-Office and E(g)(ii)-R&D) market in South
Lakeland and the wider County. This will be used to inform the scale and type of future need which

is identified later in this report.

Cumbria Market Outlook

Cumbria is one of the UK's smallest and least dynamic office markets. Its economic drivers include
tourism, advanced manufacturing and logistics, none of which provides a consistent source of office
demand.

Inward investment from private sector office-using industries remains scarce with the professional
and business services, finance and information sectors all under-represented (as reflected in their

low location quotient scores of 0.3-0.7).

Although Cumbria's vacancy rate (currently 3.4%) has risen in recent months, following several
guarters of negative net absorption, it remains relatively low due to a lack of supply-side pressure.
Most of the market's larger office buildings are occupied on long-term leases by public sector
organisations whilst smaller properties are typically home to small and medium-sized local
businesses.

Office rental growth in Cumbria tends to fluctuate, reflecting the pattern of occupier demand and the
disparate quality of office space across its six submarkets. Rental growth has been flat over the past

12 months, thereby continuing the long-term trend of 0.3% annual growth over the past decade.

Cumbria remains one of the UK's least expensive office markets. 4- & 5-Star space commands a
sizeable premium over 3-Star space with the former renting at £16.00/Square Foot (SF) on average,

versus £11.40/SF for the latter, as of the second quarter of 2022.

Despite this or perhaps because of it Cumbria is one of the UK's quietest markets for office sales,
with 12-month sales volumes averaging £4.6 million over the past three years. Investment has
moderated since the Nuclear Decommissioning Authority purchased two buildings at Westlakes
Science and Technology Park for £7.2 million (£95/SF) in 2019.

Cumbria's average office yields are among the highest in the UK at 8.8%, reflecting weak long-term

rent growth and a relatively thin buyer pool.
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Office Market analysis

There is less demand in the office market than the industrial market and occupiers are typically
regional offices of solicitors and accountants. There has been no additional increase in demand for

smaller offices as a result of the relocations due to the pandemic.

As a result the office market and its rents have stagnated. However, this does make the supply more

affordable and in time may result in increased demand.

Prior to the COVID-19 pandemic, the Kendal office market had performed reasonably well with a lack
of quality accommodation and fair demand. The longer-term implications of COVID-19 on the office
market both locally and nationally are still unknown, however, the concept of home working has
certainly grown in the last two years and there are examples of both public and private sector
organisations that have adopted flexible work-from-home policies and this has seen a reduction in
the requirement for office space. That said, the general consensus is that some staff still want to be

office based and therefore it is likely that a hybrid trend will emerge in the years ahead.

There is anecdotal evidence from businesses complaining about the poor quality and lack of larger
office space in Kendal (much of which is above shops), with access made difficult by the town’s traffic
and parking problems. These businesses would likely prefer out of town locations with more space

and better access to the M6.

CosStar provides information on the number of office properties and the amount of floorspace by
administrative area. In South Lakeland in 2021, there was just under 90,000 sgm of office floorspace
in total. The following figure shows that the stock of office floorspace has remained stable between
2007 and now. It is however worth noting that some of the agents do not report lettings which can

skew these figures.
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Figure 7.1 - South Lakeland District Total Office floorspace (sqm) 2006 - 2021
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Source: CoStar & Iceni analysis

The figure below shows how the amount of floorspace has changed in South Lakeland District
compared to Cumbria and the UK. While the total stock has remained fairly stable in absolute terms,
the figure shows that South Lakeland’s office stock growth has outperformed all three benchmark
areas in the mid-2000’s and then stalled.

Figure 7.2 - South Lakeland District Indexed floorspace growth, 2006 = 1 compared to
Cumbria & UK, 2006 - 2021
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Source: CoStar & Iceni analysis

The figure below shows how the office vacancy rate in South Lakeland has changed over time
compared to Cumbria. In both areas, there was a peak in the years following the global financial
crisis, but since then vacancies have continually decreased until it went below pre-2008 level at 2.8%
in South Lakeland in 2021.
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Figure 7.3 - South Lakeland District and Cumbria Vacancy rates 2006 - 2021
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Source: CoStar & Iceni analysis

The following figure shows how the average rental price has evolved over the last 15 years or so.
South Lakeland’s average rental price for office space is on par with Cumbria’s. In 2021, it cost
around £95 per sgm per year to lease an office in South Lakeland, compared to just close to £97 in
Cumbria on average. This rate has remained broadly the same over the past 12 years, and even

slightly decreased from a 2010 high of £110.

Figure 7.4 - South Lakeland District Rental price (£/sq. m) for Office Space from 2006 - 2021
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Source: CoStar & Iceni analysis
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New office space is expensive to deliver at a typical cost of £160 per sq. ft. Given that current values
of all office space are at £8.73 per square foot there is very little likelihood of speculative delivery as

profit margins will be low or take a very long time to be recouped.

Smaller schemes in out-of-town locations have created micro-markets such as Moss End Business
Village at M6 Junction 36, Lane House Business Park on the A65 close to Kirkby Lonsdale and Billy’s
Space at Staveley. These developments have attracted full occupancy and premium rentals with
+£17 per sq. ft achieved in some instances which is some 20% higher than prime office rents in
Kendal.

Net Absorption

Net absorption is the balance between the amount of space moved into and moved out of (i.e. net
absorption = move ins — move outs). It provides an indicator of the strength of demand. Net deliveries
are the difference between floorspace delivered (i.e. constructed and brought onto the market) and

demolished (or otherwise taken out of use and removed from the market).

A positive net absorption figure indicates strong demand and leads to a falling vacancy rate (unless
it is outweighed by net deliveries). On the other hand, a negative net absorption figure indicates
weaker demand and leads to a rising vacancy rate (unless it is outweighed by negative net

deliveries).
In South Lakeland District, net absorption and delivery have typically been low, aside from a peak in
2008. Some years display very little office activity. In the past twelve years, total delivery amounts to

about 16,000 sqm, as a result vacancy has decreased to a low point of around 3%.

Figure 7.5 - South Lakeland District Net absorption & delivery (sqm) from 2008 - 2021
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Source: CoStar & Iceni analysis
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The amount of leasing activity which has occurred in various size bands has been assessed to
provide an indication of demand by size. However, it should be remembered that leasing activity is
constrained by the size of available stock. Therefore, our assessment of demand by size has been
considered together with information from stakeholders. Leasing activity differs from absorption in
that it refers to the amount of space which is leased (i.e. signed for rather than physically moved in
to).

As the following figure shows, leasing activity in South Lakeland is driven primarily by spaces ranging
from 100 to 500 sgm in size, with a few leases taken-up in larger units above 500 sqm and 2,000

sgm — however this has not occurred since 2015 and 2016.

Figure 7.6 -South Lakeland District Leasing activity by size band (sqm), 2006 - 2021
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Source: CoStar & Iceni analysis

Industrial market

This section provides an assessment of the industrial market incorporating Use Classes (E(g)(iii) —
Light industrial, B2 — General Industrial and B8 -Storage and Distribution. This will be used to inform

the scale and type of future need which is identified later in this report.

Cumbria market outlook
Industrial rents in the Cumbria Market were rising at a 6.7% annual rate during the second quarter
of 2022 and have posted an average annual gain of 5.5% over the past three years. There is 160,000

Sq. ft currently under construction, representing the largest pipeline in over three years.
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Over the past three years, 73,000 Sq. ft has been delivered, or a cumulative inventory expansion of
0.4%. Vacancies in the market were somewhat below the 10-year average as of Q2 2022 but were

essentially flat over the past four quarters.

Total employment was recently increasing at an annual rate of 1.0%, a gain of about 2,600 jobs
across the County, and the market's strongest rate of job creation in over a year. Some of this might
be a post-covid recovery which is still a welcome performance, considering that employment posted

a 2.1% annual decrease over the past twelve months.

There have also been two or three recent enquiries for 40,000 sq. ft premises in the District which
were not satisfied and have subsequently located outside of the District. These were for different

sectors including food production, storage and manufacturing uses.

While longer term trends have seen a reduction in manufacturing employment this is unlikely to
continue. Many of the manufacturing companies are looking for more space and many are too small

to justify automation.

South Lakeland District Commercial Market analysis
In South Lakeland in 2021, there was over 250,000 sgm of industrial floorspace in total, which
includes general industrial, light industrial and warehousing. The following figure shows that the stock

of industrial floorspace has increased consistently from 2009, evolving from 249,000 to 254,000 sgm.

Figure 7.7 - South Lakeland District Total Industrial floorspace (sqm) 2009 - 2021
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The figure below shows how the amount of floorspace has changed in South Lakeland compared to

Cumbria and the UK. In every geography, the relative industrial stock has increased when indexed
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based on 2009 as a start year for the analysis. In South Lakeland, overall industrial space has

increased but not in the same proportion as in the UK as a whole or the wider County.

Figure 7.8 - Indexed Industrial floorspace growth (2009-2020)
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Source: CoStar Total Floorspace & Iceni analysis

The figure below shows how the vacancy rate in South Lakeland has changed over time compared
to Cumbria. In both areas, there was a peak between 2009 and 2013, following the global financial
crisis, but since then vacancies have decreased rapidly until it reached around 3% in South Lakeland
in 2021. This figure is very low and indicates a potential untapped demand for industrial space, as

the available existing stock is almost close to none.

All of the commercial estates in South Lakeland have low availability across all sizes of units. While
take up has been nominally low, this is because of limited stock and limited turnover however latent

demand is still high.
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Figure 7.9 - South Lakeland District and Cumbria Vacancy rates 2009 - 2021
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Source: CoStar Vacancy Rates & Iceni analysis

Rents
The following figure shows how the average rental price has evolved over the last 10 years or so.
South Lakeland’s average rental price for industrial space is much higher than Cumbria’s average

as a whole.

In 2021, it cost £4.92 per sq. ft per year to lease industrial space in South Lakeland, compared to
£3.72 per sq. ft across Cumbria on average. This rate has increased greatly over the past 12 years,

reflecting low vacancy rates.

Figure 7.10 - South Lakeland District Average Industrial Rental price (E/sgm) 2009 - 2021
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Source: CoStar Rental Data & Iceni analysis
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Also current values, even for industrial and warehousing uses, are still not yielding enough of a profit
to assist speculative development. Construction costs are at £100 per sg. Ft to build a warehouse

while values are just above £100 per sq. ft.

In places like Ulverston where prime rents are £5-£6 per sq. ft there is also competition from
neighbouring Barrow where there is a plentiful supply available at £4-5 per sqg. ft. As a result many

businesses decide to locate in the latter where there is also a more abundant labour supply.

Net Absorption
In South Lakeland District, net absorption and delivery have been fairly quiet since 2009. Net delivery
averaged 2,700 sgm per year, but some years saw nothing built at all. Absorption has often been

much higher than delivery, leading to falling vacancy rates as seen with the grey curve.

Figure 7.11 - South Lakeland District Net absorption & delivery (sqm) 2011 - 2021
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Source: CoStar Net Absorption Data & Iceni analysis
Finally, leasing by size band provides a crucial indicator of market dynamics in South Lakeland. As

seen in the figure below industrial leasing activity has been seen across a variety of scales, but is
mainly driven by medium-sized facilities in the 100-500 and 500-2,000 sqm ranges.
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Figure 7.12 - South Lakeland District Leasing activity by size band (sqm) 2006 - 2021
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Unlike other areas with access to the motorway there have been no mega-sheds (>9,000 sqm) being

built. This might be due to the District’s relatively poor proximity to major markets as well as the cost

of land, topography, environmental constraints and a lack of available labour.
There will still be some demand for smaller final mile logistics but again this is likely to be most sought
in areas with good access to the strategic road network and therefore in the east of the District as

well as in Kendal, as this will provide labour as well as a small market.

Sub-Areas in Focus

This section examines the sub-areas (see HMA chapter for definition) in more detail including what
type of companies are based there, what the scale of the market is, what their commercial focus is

and how rents vary across the District.

Kendal — Industrial
The main commercial estates around Kendal include Shap Road Industrial Estate, Lake District
Business Park, Mintsfeet Trading Estate and Kendal Business Park, which are all developed

adjacent to the A6 Shap Road in the north of the town.

In addition, there is Beezon Road Trading Estate on the fringe of the town centre, Dockray Hall Mill
on the western side of the River Kent, Castle Mills on Aynam Road, Parkside Business Park in the
south east and Riverside Business Park to the south on Natland Road. Finally, there’s Boundary
Bank which is formed in two parts either side of the Lake District National Park boundary, on the

western side of Kendal.
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The A6 Shap Road, which travels in and out of the north of Kendal, is the main focus for commercial
estates, providing a range of older factories that have been split into multi-occupied parks and

modern warehousing, trade counter units and showrooms.

One opportunity which does present itself is the closure of the Clarks distribution centre in the south
of Kendal at Natland Road. The distribution centre is already closed with the direct loss of 53 jobs.
The site itself could be reused for other employment generating uses. The site could also potentially

include the allocated employment site to the south in any redevelopment.

It is likely that the 220,000 sq. ft unit will be divided and let relatively quickly. This is despite the
building being quite dated and arguably requiring upgrades. However, such is the demand for

floorspace in the area this may be unnecessary.

Mintsfeet Trading Estate

A popular commercial location and home to a range of local, regional and national occupiers, being
one of the main trading estates for Kendal. National trade counter occupiers include Screwfix, YESS
Electrical, Enterprise Rent-A-Car, Toolstation, Travis Perkins, JT Atkinson, WCF and Howdens.

There is a United Utilities depot. TEAM Industrial Services are a long-standing occupier as well as
Suzuki and Arnold Clark car showrooms. Much of the estate flooded in Storm Desmond in December
2015 but was quick to recover and this seems to have had little/no effect on the popularity with void
levels low and values have generally climbed since. Rents range from £3.50 per sq. ft for older, larger

buildings up to £8.00 per sq. ft plus for modern smaller trade counter units.

Lake District Business Park

Located a short distance to the north of Mintsfeet Trading Estate and to the south of Shap Road
Industrial Estate, Lake District Business Park is the conversion of a large former dairy complex to a
mix of warehousing, office and trade counter units as well as the Lake District Climbing Wall. The
scheme, which is in single ownership, is largely fully occupied with key occupiers including

Metroplan, Gawith Hoggarth, Plumb Centre and Heightec Training.

The estate was subject to flooding in Storm Desmond 2015 however was quick to recover, remaining
a popular commercial estate with a range of units from as small as 500 sq. ft up to 40,000 sq. ft plus.

The site also sits adjacent to Kendal Nutricare, a large manufacturer of family nutrition products.

Shap Road Industrial Estate

Shap Road Industrial Estate is one of the largest commercial locations providing a mix of
warehousing, trade counter, car showroom and office uses. It is made up of Chancel Place, Fell View
Trading Park, Phoenix Trading Estate, Westmorland Business Park and Meadowbank Business
Park.
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Meadowbank Enterprise Park is a relatively modern development to the north of existing commercial
development. It consists of mainly offices with occupiers including the NHS and NFU Mutual. Fell
View Trading Estate and Chancel Place are courtyard schemes of small warehouse units which are
very popular. The wider Shap Road Industrial Estate which is fronted by a Land Rover dealership

and a range of local, regional and national occupiers.

English Lakes Ice Cream, Dale Farm Dairy and Anord Mardix have factories on the estate. On the
western side, Westmorland Business Park provides smaller terraced units that are again very
popular, commanding some of the highest rents in Kendal, achieving £10 per sq. ft plus. Lakeland

have a large distribution centre with expansion land making up the northwest extent.

Parts of the estate flooded in Storm Desmond, but again it has not affected the popularity with only
one current void and evidence that values have increased significantly since the flooding. A hybrid
planning permission has been granted on land to the north, the majority of which is allocated in the
Local Plan for employment use. The development?é, extending to circa 5.15 Ha, proposes to include
a car showroom fronting on to Shap Road with commercial warehouses proposed to the rear (full
planning consent). Good interest is reported in the whole of the site. Outline planning consent has
been granted for employment uses, indicatively use classes E(g)(i) - office and B2 general industrial

6,400 sg.m and B8 storage and distribution 2,500 sq.m.

Kendal Business Park

One of the smaller warehouse/trade estates, off Appleby Road and adjacent to the A6 Shap Road,
providing mostly smaller semi-detached and terraced units. The estate is fully let with tenants
including: Andrew Porter Storage; Alexander and Sancto who specialise in bathrooms; Burning
Curiosity, as well as a mix of local contractors and a car repair centre. There has been no recent
voids and whilst the business park flooded in Storm Desmond, it is a popular commercial location

with rents being £6.00 per sq. ft plus and values rising over the past 10 years.

Dockray Hall Industrial Estate

This lies immediately west of Mintsfeet Trading Estate. It is separated by The River Kent and
therefore accessed some two miles away off Burneside Road, on the western side of Kendal. The
estate is formed in two sections; Dockray Hall and Dockray Hall Mill, with buildings being a mix of
older stone units and some 1980-1990s stock. Two terraces of modern units were developed around

four years ago.

% S1/2019/0743 — hybrid planning application
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Occupiers include City Electrical Factors, Kendal Quality Carpets and Andrew Porter Storage as well
as local joinery, window, antique and car businesses. The estate flooded in Storm Desmond but has
remained resilient and well-let. Rents range from around £5.00 per sq. ft for older stock to premiums

of £8.00 per sq. ft plus for the new builds.

Beezon Trading Estate

Beezon Road Trading Estate is situated off the A6 Sandes Avenue on the edge of the town centre
with a mix of warehouses, car showrooms and trade counter properties. As well as the defined estate
which comprises terraced warehouse/trade counter units, the wider Beezon Road area extends up

to Kendal Train Station. It includes a Stagecoach bus depot and car showroom site.

Thomas Hardy Brewery are one of the main occupiers. Bluestone built a new warehouse for a
worktop manufacturing facility around 5 years ago and C&N Metalworks have a new warehouse at
the northern extent. The main estate has a range of local occupiers including a carpet retailer, a
veterinary practice and is also popular with car repair users. Rents are achieving £7.50 per sq. ft plus
for smaller units.

Castle Mills
Castle Mills is a large former carpet factory and mill complex at Canal Head, now providing a range
of warehouses, leisure units, studios and gym, being a popular location on the eastern side of the

River Kent and fringe of the town centre.

The estate is in single ownership and the main tenant is Anord Mardix who have several warehouse
buildings and two brewery companies have developed bars as well as a café creating a destination
location. Some of the old mill buildings have been converted to small studios, a hairdressers and

offices and the scheme is generally well let.

In the wider area, Gilkes have a large factory site for their hydropower engineering company at Canal
Head. There is a household waste recycling centre and Kendal Dry Ski Slope. Rents range from

£4.00-£5.00 per sq. ft for large older units to £10.00 per sq. ft plus for smaller studios.

Parkside Business Park

Parkside Business Park provides a small but established commercial estate to the southeast of
Kendal, developed since the early 2000s. It sits next to the Old Canal and as well as a mix of local
warehouse and trade counter occupiers, there is an Olympic judo centre, a gym and modern
gymnastics centre. Rents range from around £5.00-£6.00 per sg. ft and the estate is generally well

let with minimal voids.

Nearby, the K Village scheme on the eastern banks of the River Kent is undergoing a transformation

from its former shopping centre use and now includes a Travelodge, an Anytime Fitness gym and
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some of the former retail spaces have been converted to offices with Curtins Structural Engineers

occupying a riverside unit for their regional base.

Slightly further south on Natland Road, some of the former Clarks Shoes factory has been
reconfigured to Riverside Business Park, now providing a range of warehouse units, a veterinary

practice and offices. Express Plumbing Supplies have a trade counter and regional base there.

Boundary Bank

This is a relatively new commercial location, developed over the last ten years in two sections and
on the western side of Kendal. It includes part of a former quarry site off Underbarrow Road; Kendal
Fell Business Park, where modern warehouse units have been developed adjacent to Breedon
Kendal Concrete Plant. Other occupiers based there include Lakeland Storage and Blade & Rose
Children’s’ Wear. Slightly further north, adjacent to the A591 and within the boundaries of The Lake
District National Park, Boundary Bank Business Park has expanded in recent years providing a mix
of warehousing and offices. It is home to Worth Furnishings, Enviroguard and Castle Alarms have
located to a new head office.

There is further potential for employment development at Boundary Bank (as well as for
leisure/hospitality uses) with around 17 acres being allocated across two sites in the recently adopted
Lake District National Park Local Development Plan. This is subject to access improvements from
the A591.

Kendal - Office

The office market in South Lakeland is centred around Kendal although due to a restricted supply of
modern and smaller offerings, out-of-town locations have succeeded. As stated above, unlike the
market norm seen in the provincial cities rents for offices in South Lakeland’s periphery and rural
locations, exceed those of the town centre in some cases by over 20%. This is perhaps due to much

of the stock in the Town Centre being dated and in lower demand locations i.e. above shops.

Bridge Mills, Stramongate

An attractive stone and slate former mill in the town centre adjacent to the River Kent, converted to
offices for Scottish Provident and then subsequently became a multi-let building in the early 2000s
before being divided up and modernised in 2010. It represents prime stock for the Kendal market,

although rentals are modest at circa £11.00 per sq. ft.

The building extends to around 30,000 sq. ft with occupiers including Handelsbanken, Napthens
Solicitors, Harrison Drury Solicitors, Armstrong Watson Accountants, South Lakes Housing, Cumbria
County Council and the NHS. It is one of the only private sector properties in the area with a manned

reception and excellent secure basement car parking.
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The Mintworks, Highgate

A former Job Centre building that was purchased by South Lakeland District Council in 2015 and has
subsequently been refurbished and configured to provide small semi-serviced office suites with some
limited car parking and shared meeting facilities. It has been popular and mainly fully let since

completion.

For this scheme the Council are offering Annual rents from £17.50 per sq./ft including service charge

with flexible, short-term leases available.

Following the success of the above project, South Lakeland District Council have refurbished some
surplus offices within their town hall building adjacent to Lowther Street to be offered on the same
semi-serviced basis. This is known as South Lakeland House, Kendal Business Hub and comprises
nine modern office suites suitable for between one and five people. Annual rents are from £19 per
sq./ft including service charge with flexible, short-term leases available. Office suite occupiers have

access to a well equipped kitchen, bookable meeting room and booths.

The bottom end of Highgate is the only area in the District seeking specialist or new markets which
in this case was for tech businesses to congregate. However that has not had the success it

anticipated and there are a broader range of businesses.

Murley Moss Business Village, Oxenholme Road

Murley Moss is one of the main out-of-town business parks, providing typical 1980s/1990s stock
within a landscaped environment. The main occupiers on the park include the Headquarters building
for the Lake District National Park, Moore and Smalley Accountants and Cicerone Press. The NHS
recently acquired space formerly occupied by Barclays Bank as their regional office, having
condensed into the local branch.

Wider South Lakeland Commercial Market

Other out-of-town successful business parks have been built/converted over the last ten years at
Underley Business Centre on the north western outskirts of Kirkby Lonsdale. Here, former farm
buildings have either been converted or redeveloped to provide high end accommodation benefitting

from rural aspects, business centre services and good car parking.

Lane Head Business Park on the A65 to the southeast of Kirkby Lonsdale is a small but successful
fully-let development. Helm Bank on the A65 at Natland between Kendal and Junction 36 of the M6,
is another example of a converted scheme that proves popular to smaller occupiers and again is fully

let.

At Junction 36 of the M6, Kendal Auction Mart relocated to a new 13.5 acre site in 2013. Branded

the Moss End Rural Centre, the mart offers exhibition, café and commercial office space with the
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wider scheme including warehouse, trade units and self-contained offices. Warehouse rents achieve
around £7.00-£8.00 per sqg. ft and offices £17.00 per sq. ft which are some of the highest in South
Lakeland, although this is an all-inclusive rate.

There are two commercial estates near Endmoor, two miles north of Junction 36. Gatebeck Industrial
Estate and Summerlands Trading Estate — both are fully occupied providing a range of warehouse
units around shared yard areas. They are popular with local occupiers. Rents range from £3.50-
£4.00 per sq. for older, larger properties up to £6.00-£7.00 per sq. ft for smaller modern buildings.

Milnthorpe
In Milnthorpe, which is towards the southeast boundaries of South Lakeland, the town does not have

a significant established commercial estate as such and has pockets of clustered development.

Shoreline Business Park is a small scheme overlooking Morecambe Bay Estuary, having a mix of
warehousing and offices with occupiers including Rock + Run, a local specialist climbing and
mountaineering equipment business and BFI Web Designers. 11 Degrees Clothing are in the
process of completing a new head office. The buildings are all or mostly owner occupied.

Bridge End Business Park to the west of the town has a small collection of mainly trade counters,

including Elector-Cal which supplies engineering equipment.

In the town centre, Houghton Parkhouse have a large manufacturing and warehouse facility,
specialising in livestock transportation. There is also a Travis Perkins depot. To the east of
Milnthorpe, Mainline Industrial Estate provides a mix of older-style brick-built manufacturing buildings

and modern warehousing, with occupiers including James Cropper Plc and JT Leyland.

There is further potential to expand this rural site on the adjoining 8.07 Ha of land which is allocated

for local employment use in the existing adopted South Lakeland Local Plan.

Grange-over-Sands and Flookburgh

Situated on the western side of Morecambe Bay Estuary and approximately three miles south of the
A590, Grange-over-Sands is a popular tourist location with limited commercial offerings. Alnat
Business Park (in the Lake District National Park) provides a small modern warehouse scheme on
the northern outskirts, popular with local users including The Lakeland Drinks Company and Orian
Property Services (south). Rents tend to be around £4.00-£5.00 per sq. ft.

Around three miles southwest of Grange-over-Sands, the village of Flookburgh, again known for its
tourism, has Airfield Approach Business Park with a mix of older and more modern warehouse units.
There are some large occupiers including Cartmel Sticky Toffee Pudding, Hawkshead Brewery,

Pintail Candles and a number of local occupiers. The estate is generally well let and rents are around
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£4.00-£5.00 per sq. ft for larger older buildings and £6.00-£7.00 per sq. ft for smaller modern

warehouses.

Ulverston
On the southwest boundaries of South Lakeland, Ulverston is a large market town with a number of
commercial areas. The main commercial focus is on North Lonsdale Road, to the east of the town

extending out to Morecambe Bay and adjacent to the canal.

Glaxo Smith Kline dominates much of the area, extending to over 70 acres and whilst a proposed
£350m expansion is now not going ahead, the site will continue to operate for the foreseeable future

albeit with a much reduced workforce and manufacturing.

Other occupiers along North Lonsdale Road include JT Atkinson, Travis Perkins and Mole Country
Stores. A short distance to the south, there has been a number of smaller modern warehouse
schemes developed in recent years that have been successful. These are largely fully let and
achieving rents of around £6.00-£7.00 per sq. ft. Low Mill Business Park is also nearby, home to a
state of the art Siemens site as well as Bender UK and Athena PTS.

On the western side of Ulverston, adjacent to the A590, is Lightburn Trading Estate which is a small
warehouse courtyard scheme with occupiers including Gen2 and a range of local businesses. Rents
are £5.00-£7.00 per sq. ft. There is potentially further development land to the west as part

of/adjacent to the Blue Light Hub and Beehive Business Park development.

While much of the site has now been developed for retail including Aldi, M&S and Screwfix, Phase
2 of the development includes an unimplemented permission for a storage and distribution unit as

well as a drive through Coffee Shop and drive through Bakery.

Daltongate Business Centre provides one of the only purpose-built office schemes in the town with
the main tenant being a local firm of accountants, JF Hornby. Suite sizes range from 483-5,840 sq.

ft, although there is limited availability.

Marl Business Park on Morecambe Road, a short distance to the southeast of the town centre, is a
former manufacturing site that now provides multi-let warehouse units, all fully let with occupiers
including Playdale and Rossindale Interiors. There is also an attached business centre that provides
serviced offices with some availability of accommodation offering small suites of 190 sq. ft up to 500

sq. ft.
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Lake District National Park
Within the Lake District National Park in the northern areas of South Lakeland, which takes in
Staveley, Windermere and Ambleside, commercial schemes, availability and development land are

scarce.

At Staveley, which is between Kendal and Windermere, there is a mixed-use commercial and retail
scheme known as Staveley Mill Yard with occupiers including Wheelbase Cycles, Inov-8 and

Hawkshead Brewery. There are minimal/no voids.

The scheme also includes a small office development, again with no availability. A short distance to
the southwest, the former Duke William public house was converted into modern office suites
(marketed as Billy’s Space) around six years ago. These have proved popular and commanded

premium rents of £17.00 per sq. ft plus.

Other local occupiers in Staveley include Kentmere Packaging and a few miles to the south in

Burneside, there is a large James Cropper Plc paper mill factory.

In Windermere and Bowness-upon-Windermere, there are no significant commercial estates or office
developments and businesses are restricted to taking accommodation above shops as well as a few
converted dwellings/former factories that offer serviced office space. This includes Windermere

Works which offers dedicated office space as well as meeting space facilities.

Slightly further north in Ambleside, again office occupiers tend to be in suites above shops and there
is a small warehouse development on the western side where there is a JT Atkinson outlet, EPS,
Lakeland Leather and Hawkshead Relish. Rents tend to be around £6.00-£8.00 per sq. ft.

Availability of both office and warehouse space in the Lake District areas of South Lakeland is
significantly restricted and will continue to be so, with lack of employment land coming forward and

any that does, likely to be priced at a premium.

Commercial Market - Summary

e South Lakeland has seen industrial (E(g)(iii), B2, & B8) rental prices grow and transactions

increase which point to a growing industrial economy.

e There has been very little industrial floorspace delivery over the past 12 years. This is
partially due to allocated sites not being in the right location, or being constrained and/or

not viable.

e There are also issues with competing land values with land owners seeking maximum return for

other non-commercial uses.
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e The lack of existing industrial floorspace and land supply could potentially inhibit

economic growth and employment creation.

e However, there is opportunity to provide industrial and light industrial space to support the
Cumbria and wider Westmorland and Furness economy, through targeted land promotion and

releases.

e Rental prices in the office market are stable and vacancy rates are falling. This is some-

what due to the quality of available space and a lack of alternatives.
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DEMOGRAPHICS & HOUSING NEED

In 2018, the Government amended the NPPF and released new Planning Practice Guidance to
introduce the ‘standard method’ for calculating local housing need. This replaced the approach to
defining Objectively Assessed Needs (OAN) set out in the 2014 Planning Practice Guidance.

The Government’s intention in doing so was to introduce a standardised approach using consistent
data sources for all local authorities nationally to calculate housing need. Its ambitions were to make
the process of doing so simpler, quicker and more transparent, with the intention of speeding up

plan-making.

The NPPF (2021) now sets out in Para 61 that to determine the minimum number of homes needed,
“strategic policies should be informed by a local housing need assessment, conducted using the
standard method in national planning guidance — unless exceptional circumstances justify an
alternative approach?” which also reflects current and future demographic trends and market signals.
In addition to the local housing need figure, any need that cannot be met within neighbouring areas

should also be taken into account in establishing the amount of housing to be planned for.”

The Standard Method
The standard method set out in the Planning Practice Guidance adopts a four- stage approach

summarised in the Figure below.

Figure 8.1 - Overview of the Current Standard Method for Calculating Local Housing Need

2.
Adjustment
based on

4. Cities and
Urban
Centres
Uplift

3. Local
Housing
Need

1. Projected
Household
Growth

Affordability

27 The glossary definition of local housing need in the NPPF sets out that use of a justified alternative approach can only be

taken forwards in the context of preparing strategic policies.
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Step one establishes a demographic baseline drawn from the 2014-based Household Projections
and should be the annual average household growth over a ten- year period, with the current year
being the first year i.e. 2022 to 2032.

Step Two applies an uplift to the demographic baseline taking account of affordability. The
adjustment increases the housing need where house prices are high relative to workplace incomes.
It uses the published ONS workplace-based median house price to median earnings ratio for the
most recent year for which data is available. The latest (workplace-based) affordability data is
currently for 2021 and was published by ONS in March 2022.

The PPG states that for each 1% increase in the ratio of house prices to earnings, where the ratio is
above 4, the average household growth should be increased by a quarter of a percent, with the

calculation being as follows:

[Adjustment Factor = ((local affordability ratio — 4)/4) x 0.25]

Step Three considers whether a cap should be applied to the affordability adjustment to ensure that
the figure which arises through the first two steps does not exceed a level which can be delivered.
There are two situations where a cap is applied; however, it is the second of these which is relevant
in South Lakeland District.

e The first is where an authority has reviewed its plan (including developing an assessment of
housing need) or adopted a plan within the last five years. In this instance the need may be

capped at 40% above the requirement figure set out in the Local Development Plan.

e The second situation affects plans and evidence that are more than five years old. In such
circumstances, a cap may be applied at 40% of the higher of the projected household growth or

the housing requirement in the most recent plan, where this exists.

A final, step four, was introduced by the Government through an amendment to the standard method
as set out in the PPG on 16" December 2020. This additional step applies only to the 20 largest
cities and urban centres in England and it is therefore not relevant for the purpose of assessing

housing need in South Lakeland.

The table below outlines the calculation of the minimum local housing need using the methodology
above, as set out currently in the PPG, drawing on the three relevant steps for South Lakeland. As

shown a minimum Local Housing Need (LHN) of 184 homes per annum is derived.

This calculation is based on an average household growth of 133 per annum, taken from the 2014-

based Household Projections. An affordability uplift of 38% is applied to this based on the 2021
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median workplace-based affordability ratio of 10.12. This gives a figure of 184 dpa which is not
capped by Step 3 as the cap would be higher than the need established in Step 2. Nor is the number

increased further by Step 4 as it is not one of the twenty largest urban centres in the country.

Table 8.1 Minimum Local Housing Need, Standard Method
Setting the Baseline:
Household Growth (p.a.) over next 10 years, 2022-32 133
Affordability Adjustment:
Median workplace-based affordability ratio, 2021 10.12
Adjustment Factor 38%
Step 2 Housing Need Figure 184
Cap:
Date of plan adoption October 2010
Plan more than 5 years old Yes
Housing requirement in last adopted plan* 400
Higher Cap @ 40% above the household growth figure 400*1.4=560
Minimum Local Housing Need (p.a.) 184

Source: Iceni Projects based on ONS household projections and DLUHC affordability data *this is for the Plan Area

As the table above sets out the concluded housing need for South Lakeland District using the
standard method is 184 dpa. While this number is calculated over the next ten years as per the

PPG this number can be applied across all time periods including the plan period to 2040.

Other considerations

The PPG sets out that the standard method does not predict the impact that future Government
policies, changing economic circumstances or other factors may have. The PPG?8 states that there
will be circumstances where it is appropriate to consider whether actual housing need is higher than
the standard method indicates. It outlines the circumstances where this may be appropriate, which

include:

e Where funding is in place to promote and facilitate additional growth (i.e. Housing Deals, City

Growth Deals, etc.); or

e Where strategic infrastructure improvements are likely to drive an increase in the homes

needed locally; or

28 paragraph: 010 Reference ID: 2a-010-20190220
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e An authority agreeing to take on unmet need from neighbouring authorities, as set out in a

Statement of Common Ground.

In regard to funding to promote additional growth and planned strategic infrastructure neither are
relevant within South Lakeland District, However, as set out later in this report economic growth is

likely to exceed demographic growth particularly as a result of the aging population.

Consideration must be given to meeting unmet need in neighbouring authorities including that from
National Park Authorities. The scale of this unmet need (if any) will be largely dependent on the
National Park Authorities identifying their need for the parts of the park within South Lakeland and
what supply they have to address this. When they do so the Council will need to assess whether this
additional need can be accommodated. This also applies to other neighbouring local authorities

although in the case of Barrow their need through the Standard Method is zero.

The PPG also notes that “There may, occasionally, also be situations where previous levels of
housing delivery in an area, or previous assessments of need (such as a recently-produced Strategic
Housing Market Assessment) are significantly greater than the outcome from the standard method.”
Adding that “Authorities will need to take this into account when considering whether it is appropriate

to plan for a higher level of need than the standard model suggests”.

As set out earlier in this report recent housing delivery averaged around 246 dwellings per annum
between 2016 and 2022 for the Plan Area. This is below the Local Plan target of 400 dpa which was
based on the Regional Spatial Strategy, and the annual local housing need figure of 290 dpa in the
2017 Strategic Housing Market Assessment (SHMA) study.

Westmorland and Furness

Once the Local Government reorganisation occurs it will be at the discretion of the new Unitary
Authority to distribute growth within the new Council area. However, the overall need, under the

present guidance, will still be the combined need of the three former local authorities.

As set out in the table below, the housing need using the standard method for Barrow and Eden are
relatively modest (zero in the case of Barrow which is one of only two places in the country) and both

local authorities have had a local plan adopted within the last three and a half years.

In all cases the existing Local Plan target is considerably higher than the number generated by the
Standard Method. In the unitary authority, as with all local authorities, a choice will need to be made
whether to exceed the standard method or not. This will include a consideration of other factors as

set out in the preceding section.
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Table 8.2 Housing Need for Westmorland and Furness Former Authorities

Housing
Target in
Average Annual Adjusted Housing Need Adopted
Change (Step 1) Need (Step 2) (Step 3)
Barrow-in-Furness -84 0 0 119
Eden 69 88 88 242
South Lakeland 133 184 184 400

Source: Iceni Projects based on ONS household projections and DLUHC affordability data *this is

for the Plan Area

Eden have a recently published SHENA2® which sets out a housing need of 200 dpa for the plan area
increasing to 226 dwellings per annum to meet economic growth. While this is a reduction in need

from the Local Plan figure it is still in excess of the standard method.
While the housing target in the most recent adopted Local Plan in South Lakeland is 400 the most
recent SHMA (2017) sets out a housing need of 320 dpa for the district as a whole and 290 dpa for

the South Lakeland Local Plan area.

Disaggregating the Overall Need

There are a number of ways that the overall need can be disaggregated to sub-area or
neighbourhood level. The Council proposed potential ways of doing this at a neighbourhood plan

area level in their Issues and Options Housing Topic Paper.

As set out in that paper, the government’s planning guidance explains that there is no set method for
setting housing requirement figures for neighbourhood plan areas but suggests local authorities

might want to take into consideration:

The spatial strategy in the Local Plan, which distributes development across the Local Plan area.

e Evidence on the amount of land available for housing in the area.

e The characteristics of the neighbourhood plan area including its population and role in providing

services.

e Factors that could restrict the scale, type or distribution of development in a neighbourhood plan

area (for example designated nature sites, heritage assets, flood risk etc)

2 https://www.eden.gov.uk/media/6061/final_strategic_housing_and_economic_needs_assessment_240521.pdf
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The simplest approach to disaggregation of need is on a pro rata basis. This could be based on
existing population or housing numbers. Other approaches can relate to the sustainability of
settlements for example ensuring there is enough homes to maintain the existing labour force or

school-age population.

However, neither approach take into account strategies to grow an area or areas which may already
have taken a large amount of growth. There will also be other factors to consider in translating the
need into a requirement this includes capacity and constraints of an area which might be the most

crucial factors of them all in deciding where growth occurs.

We would recommend that the Council investigates the level of housing required to sustain a local
labour force or working-age population in each parish or main town and larger village in the District.
However, this would need to be tempered with the capacity of each settlement. Either way, not all of
the need will be met across the District or Plan Area using this approach and the remainder would

still need to be distributed accordingly.

Ultimately, it will be for the Council to consider which is the most appropriate approach or approaches

to assessing need in the District.

Demographics

The remainder of this section also considers the implications of delivering housing in-line with the
Standard Method. This includes understanding potential population growth and changes to

population/household structures.

Projections have been developed for the 2020-40 period and draw on published estimates and age
structures where possible. The projections developed are then used for other analysis in this report

(such as to consider changes to the older person population and their potential needs).
However, we begin by looking at the most recent projected population and household growth to
establish whether there is a rationale for moving away from the Standard Method. This should also

be read in conjunction with some of the demographic analysis in earlier parts of the report.

2018-based Subnational Population Projections (SNPP)

The latest (2018-based) set of subnational population projections (SNPP) were published by ONS in
March 2020 (replacing a 2016-based release). The projections provide estimates of the future
population of local authorities, assuming a continuation of recent local trends in fertility, mortality and
migration which are constrained to the assumptions made for the 2018-based national population

projections.
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The 2018-based SNPP contain a number of assumptions that have been changed from the 2016-
based version, these assumptions essentially filtering down from changes made at a national level.

The key differences are:

e ONS'’s long-term international migration assumptions have been revised upwards to
190,000 per annum compared to 165,000 in the 2016-based projections. This is based on a

25-year average,

e The latest projections assume that women will have fewer children, with the average
number of children per woman expected to be 1.78 compared to 1.84 in the 2016-based

projections; and

e Life expectancy increases are less than in the 2016-based projections as a consequence of
the continued limited growth in life expectancy over the last two years.

As well as providing a principal projection, ONS has developed a number of variants. In all cases the
projections use the same fertility and mortality rates with differences being applied in relation to

migration. The key variants in terms of this assessment can be described as:

e Principal projection;

¢ An alternative internal migration variant; and

e A 10-year migration variant

In the principal projection, data about internal (domestic) migration uses data for the past 2 years
and data about international migration from the past 5 years. The use of 2 years data for internal
migration has been driven by ONS changing their methodology for recording internal moves, with

this data being available from 2016 only.

The alternative internal migration variant uses data about migration from the last 5-years (2013-18),
as well as also using 5 years of data for international migration. This variant is closest to replicating
the methodology used in the 2016-based SNPP although it does mean for internal migration that

data used is collected on a slightly different basis.

The 10-year migration variant (as the name implies) uses data about trends in migration over the

past decade (2008-18). This time period is used for both internal and international migration.

The table below shows the outputs from each of these three variant scenarios along with
comparisons from the 2016 and 2014-based SNPP. This shows that the 2018-based principal
projection shows projected population growth of 4.6%, with the alternative internal migration scenario

being lower than this (virtually no change) — the 10-year trend variant shows slightly lower growth
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again (at population decline of 1.2%). Population growth in the 2014-based projection is very similar
to the alternative internal migration variant (which is most similar in methodological terms) — this
comparison is particularly important as it underpins the 2014-based SNHP which is used in the
Standard Method.

Table 8.3
SNPP releases

Projected population growth (2020-2040) — South Lakeland District — range of

Change in % change

population

2018 (principal) 105,351 110,200 4,849 4.6%
2018 (alternative internal) 104,744 104,766 21 0.0%
2018 (10-year trend) 104,589 103,312 -1,277 -1.2%
2016-based 103,511 101,700 -1,812 -1.8%
2014-based 103,013 103,114 101 0.1%

Source: ONS, Sub-National Population Projections (various)

As noted, the 2018-based SNPP has three main scenarios and rather than provide data from all
three, the analysis below looks at a preferred scenario. In this case it is considered that the alternative
internal migration variant is likely to be the most robust in a local context. This has been chosen as
it is considered that the principal SNPP has too short a data period when looking at internal migration
whilst the 10-year alternative is not thought likely to reflect recent changes and may include some
influence from the economic downturn/credit crunch of 2008 (given that the 10-year period will be
2008-18).

The table below shows projected population growth from 2020 to 2040 (using alternative internal
migration assumptions) in South Lakeland District and a range of comparator areas. The data shows
that the population of the District is projected to increase at a faster rate than seen across the County

(which sees negative population change), but well below equivalent figures regionally or nationally.

Table 8.4 Projected population growth (2020-2040) — 2018-based SNPP (alternative internal
migration assumptions)
2020 2040 Change in % change
population
South Lakeland 104,744 104,766 21 0.0%
Cumbria 498,625 485,464 -13,161 -2.6%
North West 7,353,602 7,735,316 381,714 5.2%
England 56,678,470 61,157,868 4,479,398 7.9%

Source: ONS, Sub-National Population Projections

With the overall change in the population will also come changes to the age profile. The table below
summarises findings for the three broad age groups previously used. The largest growth will be in
people aged 65 and over. In 2040 it is projected that there will be 37,800 people aged 65 and over.

This is an increase of 7,700 from 2020, representing growth of 26%. Looking at the other end of the
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age spectrum the data shows that there is projected to be a notable decrease in both the number of

children (those aged under 16) and in the 16-64 age group.

Table 8.5 Population change 2020 to 2040 by broad age bands — South Lakeland District

(2018-based SNPP — alternative internal migration assumptions)

2020 2040 Change in % change
population
Under 16 15,322 13,784 -1,538 -10.0%
16-64 59,312 53,168 -6,144 -10.4%
65 and over 30,111 37,813 7,703 25.6%
Total 104,744 104,766 21 0.0%

Source: ONS, Sub-National Population Projections (various)

Household Representative Rates (Household Formation)

Having studied the population size and age structure changes, the next step in the process is to
convert this information into estimates of the number of households in the area. To do this the
concept of household representative rates (HRR) is used. HRRs can be described in their most
simple terms as the number of people who are counted as heads of households (or in this case the

more widely used Household Reference Person (HRP)).

The latest HRRs are as contained in the ONS 2018-based subnational household projections
(SNHP). It would be fair to say that recent SNHP (since the 2016-based release) have come under
some criticism, this is largely because they are based only on data in the 2001-11 Census period
which would suggest that it builds in the suppression of household formation experienced in that

time.

This suppression can be seen in the figure below, and particularly for the 25-34 age group where
there was a notable drop in formation rates from 2001 to 2011, and ONS are projecting this forward
as far as 2021 (following which the rate is held broadly stable). Given the criticisms of the 2018-
SNHP a sensitivity analysis has been developed that applies the HRRs from an earlier (2014-based)
release. The rates from this projection are also shown on the figure below and it is notable (again for

the 25-34 age group) that this projection actually appears to build in a greater degree of suppression.

The 2014-based data has the advantage of using more data points for analysis (looking at a time
series back to 1971) although it should be noted that the 2014-based figures do take a slightly
different approach to establishing the household reference person (HRP). In the 2014-SNHP a male
is taken as a default HRP where there is a couple household (of different sexes) whereas the 2018-
SNHP uses the Census definition of a Sub-0 which takes account of the economic activity and age

of people in a household.
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As well as looking at the 2014-based Sub-National Household Projections (SNHP), a sensitivity test
has been developed to look at an alternative approach to HRRs. In this sensitivity, a ‘part-return-to-
trend’ analysis has been developed, where the rate of household formation sits somewhere between
figures in the 2014-based projections and those in an older 2008-based version. This adjustment has
been applied to age groups from 25 to 44. A similar approach was widely used prior to the 2016-
based SNHP being published and was an approach previously suggested by the Local Plans Expert
Group (LPEG).

Therefore, three HRR scenarios have been used as described below:

e Linking directly to 2018-based SNHP — 2018-SNHP HRRs;

e Linking directly to 2014-based SNHP — 2014-SNHP HRRs; and

e Linking to the 2014-based SNHP but with a part-return to previous trends (PRT) for younger
age groups (up to age 44) — 2014-PRT

To be clear, in looking at these three scenarios it is considered that the 2018-SNHP are not a robust
set of rates to use — this conclusion is reached mainly on the basis of potential suppressed formation
in younger age groups and consideration of the projected rates in older age groups. It is also noted
that these figures have been rejected by Ministry of Housing, Communities and Local Government
(MHCLG) as part of the Standard Method; they are however the most recent published data. The
2014-SNHP data are considered to be reasonably robust in methodological terms but still build in a

notable degree of suppression of household formation in younger age groups.

The part-return to trend (2014-PRT) is also considered to be a reasonably robust set of figures, taking
account of an apparent suppression in the formation of households from the population aged under
45 (and particularly those aged 25-34).
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Figure 8.2 - Projected Household Representative Rates by age of head of household — South

Lakeland District (2008-, 2014- and 2018-based SNHP)
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Household Growth

The table below shows estimates of household growth with the various HRRs and an estimate of the
number of additional dwellings this might equate to. The figures link to population growth in the 2018-

based SNPP (alternative internal migration variant).

To convert households into dwellings the analysis includes an uplift to take account of vacant homes.
For the purposes of analysis, it has been assumed that the number of vacant homes in new stock
would be 3% higher than the number of occupied homes (which is taken as a proxy for households),
and hence household growth figures are uplifted by 3% to provide an estimate of housing need. This
figure is a fairly standard assumption when looking at vacancy rates in new stock and will allow for

movement within the housing stock.

The analysis shows an overall housing need for 97 dwellings per annum (dpa) across the District
when using the 2018-based SNHP as the underlying household projection. With 2014-HRRs the
estimated need figure goes up (120 dpa), and this figure increases again (to 127 dpa) with an

adjustment to the formation rates of the younger population.

Table 8.6 Projected housing need — range of household representative rate assumptions —
South Lakeland District (linked to 2018-based SNPP)

Households  Households Change in Per annum Dwellings
2020 2040 households (per annum)
2018-HRRs 48,054 49,938 1,884 94 97
2014-HRRs 48,267 50,605 2,337 117 120
2014-PRT 48,267 50,740 2,472 124 127

Source: ONS, Population and household projections

Demographic case for a higher need than the Standard Method

The analysis above has pointed to a household growth of between about 100 and 130 per annum
based on the latest projections and with different assumptions about household representative rates.
This is however based on a specific projection (the alternative internal migration variant), does not
take account of more recent data (to 2020) and does not include an uplift for affordability as would
be the case if using the data in a Standard Method calculation. The analysis below therefore looks

at alternative need estimates to consider if there is a case to go above the Standard Method.

ONS Principal Projection

The analysis above focussed on the ONS alternative internal migration projection variant for future
population change although it is noted that ONS do also have a principal projection and it is
worthwhile briefly testing levels of household growth under this projection (although in

methodological terms it is not considered to be particularly robust as it focusses on internal
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(domestic) migration data over just a 2-year period — that 2-year period for South Lakeland District

does seem to show atypical levels of net migration).

The table below shows household growth using the principal projection and the range of HRR
assumptions. In all of the scenarios, the housing need is above the Standard Method figure of 184
dwellings per annum. If looking at these figures in terms of the Standard Method then it would
probably be most prudent to look at figures linking to the 2014-HRRs (as newer projections are
rejected, at least in part, due to potential suppression of household formation). If the 213 per annum
household growth is used in the Standard Method calculation and uplifted by 38% then the calculated

need would be for 295 dwellings per annum.

Table 8.7 Projected housing need — range of household representative rate assumptions —
South Lakeland District (linked to 2018-based SNPP — Principal Projection)

Households  Households Change in Per annum Dwellings
2020 2040 households (per annum)
2018-HRRs 48,261 52,116 3,854 193 199
2014-HRRs 48,463 52,726 4,262 213 220
2014-PRT 48,463 52,871 4,408 220 227

Source: Bespoke Demographic projections based on SNPP and household projections

Clearly the use of the principal projection would point to there being a case for increasing housing
numbers above 184 per annum, however, there does remain an issue about the general robustness

of the projection method used.

Taking account of more recent data

The main analysis above has focussed on the 2018-based alternative internal migration projection
variant. This is because it uses a longer time series of trend data to project forward and is also the
method that is most closely aligned with previous projection methods used by ONS (including 2014-
based projections). However, as it is 2018-based and there is now data up to 2020, it is possible to
essentially update the latest projection to take account of this more recent data. The analysis

specifically looks at recent trends in migration.

The table below shows net internal and international migration from 2013 to 2020. Data for 2013-18
will reflect the 5-year period used by ONS in developing projections, whilst 2015-2020 will reflect the
latest 5-year period for which data is available at the time of writing. The analysis shows that
migration has continued to be relatively strong with net migration on average being just over 100
people higher in the latest 5-year period compared with the 5-year period to 2018 — most of the

difference is due to internal migration.
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Table 8.8 Net migration (2013-2020) — South Lakeland District

Net internal migration Net international migration

2013/14 238 84
2014/15 458 193
2015/16 212 238
2016/17 914 -22
2017/18 688 29
2018/19 675 214
2019/20 543 108
Average (2013-20) 502 104
Average (2015-20) 606 113
Difference 104 9

Source: ONS, Mid-Year Population Estimates, 2021

Using the information above, a further projection has been developed that follows the methodology
of ONS projections (alternative internal migration variant) but takes account of the more recent
migration estimates. The population projection developed is then converted into household growth
(and housing need) using the different HRRs. The table below shows this projection leads to higher
estimates of household growth than the ONS projection as published (although below the principal
projection). Again focussing on the 2014-HRR scenario and including a 38% affordability uplift, this
would show a need for 254 dwellings per annum through the standard method.

Table 8.9 Projected housing need — range of household representative rate assumptions —
South Lakeland District (linked to 2018-based SNPP — Alternative Internal Variant and MYE)

Households Households Change in Per annum Dwellings
2020 2040 households (per annum)
2018-HRRs 48,011 51,170 3,159 158 163
2014-HRRs 48,192 51,864 3,673 184 189
2014-PRT 48,192 52,006 3,814 191 196

Source: Bespoke Demographic projections based on ONS SNPP and Household Projections

Taking account of more recent demographic trends does also suggest there is a case to uplift housing
numbers above the Standard Method. The analysis below looks at the link between housing and

economic growth to further test if an uplift may be appropriate and if so, how much of an uplift.

Arguably, the demographic analysis puts the need in a broad range from 254 to 295 dwellings per
annum across the District (i.e. including areas within the National Park). This is based on the range
from the 2018-alternative internal variant (with MYE) to the 2018-based principal projection and
applying 2014-based HRR and a 36% uplift to both.
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The Link Between Housing and Economic Growth

The analysis below considers the link between housing and economic growth; seeking to understand
what level of housing growth might be needed to provide enough homes for resident workers taking
up jobs in the District. The analysis starts by looking at job growth forecasts and moves on through

a series of stages to a population and household projection.

Two forecasts have been developed, a baseline from Oxford Economics (OE) and a growth scenario
which takes into account adjustments to individual sectors to reflect local trends or investment (see
Chapter 15), with the figure below showing the time series for each of these plus a historical time
series. The figures shown are for total jobs (both full and part-time). A key feature of the data is a
very sharp drop in jobs from 2019 to 2020, which will be as a result of the pandemic. The growth
scenario in particular shows the recovery of these lost jobs by about 2024, whereas recovery in the

baseline happens later and the job figure never reaches the previous high of 2019.

Figure 8.3 - Job growth forecasts and past trends — South Lakeland District

70,000

65,000

60,000

[72]

)

[]

S

55,000

50,000

45,000
~ M WO N~ OO T M WO~ O M 0O~ O M IS OO MW~ O
D OO OO O OO O O O O O ™ T ™ ™ T AN AN AN NN AN OO 9O 9O O ™
Y OO O OO OO O O O O O O O O O O O O O O O o o o o o
rrrrr AN AN AN AN AN AN AN AN &N &N AN AN &N AN &N N N N NN

= Baseline Growth Trend

Source: Oxford Economics, Econometric Forecasts, 2022 and Iceni Projects

For the purposes of modelling future job growth and the link to housing the analysis only looks at the
growth in jobs and not recovered Covid jobs. This essentially therefore assumes a start point in 2020

at the same level as 2019 and models increases (or changes) in jobs from that position.

The analysis is assuming there will be a latent labour supply from job losses to fill the recovered jobs
and further increase in the labour supply will only be needed for additional jobs. There is a brief

discussion of the latent labour supply below but this is not factored into the model.
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The table below shows a brief calculation of the job figures used in modelling. Between 2019 and
2020, it is estimated there was a loss of around 2,800 jobs; within the baseline scenario from 2020
to 2040 there are forecast to be 543 additional jobs and therefore a loss of 2,300 jobs when excluding
jobs recovered after the pandemic. The growth scenario (see Chapter 15) is more positive, showing
some 5,960 additional jobs. Including 2,700 additional jobs over and above those recovered from
losses in 2019-20.

Table 8.10 Job growth forecasts for key periods and estimates of changes in job numbers

taking account of pandemic losses and recovery

Baseline Growth
2019 jobs 63,539 63,539
2020 jobs 60,693 60,693
Job losses 2,846 2,846
2040 jobs 61,235 66,653
Change in jobs 2020-40 543 5,960
Growth jobs -2,304 3,114

Source: Oxford Economics, Econometric Forecasts, 2022

The sections below discuss some of the key assumptions used in converting job growth estimates

into changes to the resident labour supply and therefore into population and household projections.

Changes to the Resident Labour Supply

The approach taken in this report is to derive a series of age and sex specific economic activity rates
and use these to estimate how many people in the population will be economically active as
projections develop. This is a fairly typical approach with data being drawn in this instance from the
Office for Budget Responsibility (OBR) — July 2018 (Fiscal Sustainability Report).

The figure and table below show the assumptions made (for South Lakeland District). The analysis
shows that the main changes to economic activity rates are projected to be in the 60-69 age groups
— this will to a considerable degree link to changes to pensionable age, as well as general trends in
the number of older people working for longer (which in itself is linked to general reductions in pension

provision).
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Figure 8.4 - Projected changes to economic activity rates (2020 and 2040) — South Lakeland

District
Males Females
100% 100%
90% 90%
80% 80%
2 70% 2 70%
8 &
. 60% 2. 60%
8 509 3 509
e e
% 40% § 40%
= 30% = 30%
2 8
S 20% g 20%
o o
10% 10%
0% 0%
2IIIIILIIIIZ X 2IIISILIIIIIS TS
D P N s Gy = Gy G N ¢ D N N s A A O = G G N
— N AN OO MO F- - 1O IO O© O© M~ M~ ~— N AN OO MO - F 0 IO O© O© M~ M~
—2020 ==2040 —2020 =2040

Source: Based on OBR and Census (2011) data

Table 8.11 Projected changes to economic activity rates (2020 and 2040) — South Lakeland

EES Males Males Females Females ‘ Females

2020 2040 Change 2020 2040 Change
16-19 51.8% 51.1% -0.6% 54.4% 53.8% -0.5%
20-24 92.9% 93.6% 0.7% 90.2% 91.0% 0.8%
25-29 96.6% 96.6% 0.0% 92.6% 92.6% 0.0%
30-34 95.6% 95.4% -0.2% 91.2% 91.6% 0.4%
35-39 95.5% 94.9% -0.6% 90.2% 92.5% 2.3%
40-44 96.0% 94.7% -1.3% 89.9% 93.3% 3.4%
45-49 93.5% 92.9% -0.6% 88.7% 93.4% 4.7%
50-54 92.8% 91.6% -1.2% 85.8% 89.0% 3.2%
55-59 84.9% 84.4% -0.5% 81.3% 82.9% 1.6%
60-64 65.7% 73.3% 7.6% 60.2% 69.5% 9.3%
65-69 34.7% 46.7% 12.1% 24.2% 40.4% 16.1%
70-74 18.5% 20.9% 2.4% 10.1% 16.7% 6.6%
75-89 5.5% 6.6% 1.1% 2.4% 5.6% 3.2%

Source: Based on OBR and Census (2011) data

Commuting, Double Jobbing and Unemployment

Commuting Patterns

8.70  The table below shows summary data about commuting to and from South Lakeland District from
the 2011 Census. Overall, the data shows that the District sees a broad balance of commuting, with

a very modest level of net in commuting — this number is shown as the commuting ratio in the final

Iceni Projects 114



8.71

8.72

South Lakeland SHENA April 2023

row of the table and is calculated as the number of people living in an area (and working) divided by

the number of people working in the area (regardless of where they live).

Table 8.12 Commuting patterns in South Lakeland District

Number of people

Live and work in Local Authority (LA) 29,454
Home workers 9,356
No fixed workplace 4,065
In-commute 9,704
Out-commute 9,315
Total working in LA 52,579
Total living in LA (and working) 52,190
Commuting ratio 0.993

Source: ONS, 2011 Census

In translating the commuting pattern data into growth in the labour-force, a core assumption is that
the commuting ratio remains at the same level as shown by the 2011 Census. However, given that
the figure is so close to 1 the figure for new jobs is assumed to be on a 1:1 ratio (i.e. the increase in
the number of people working in the District is equal to the number of people living in the District who
are working). This means that the level of household growth and housing need would not rely on
homes being provided outside of the District, nor would in mean the District providing homes for
people working outside of the area (in net terms). The 1:1 ratio is also useful in the context of Covid-
19 with the likelihood being that a greater proportion of people will work from home (or mainly from

home) in the future.

Double Jobbing

The analysis also considers that a number of people may have more than one job (double jobbing).
This can be calculated as the number of people working in the local authority divided by the number
of jobs. Data from the Annual Population Survey (available on the NOMIS website) suggests across
the District that typically between about 6.7% of workers have a second job — levels of double jobbing

have been variable over time (mainly due to the accuracy of data at a local level).
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Figure 8.5 - Percentage of all people in employment who have a second job (2004-2020) —
South Lakeland District
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Source: Annual Population Survey (from NOMIS)

For the purposes of this assessment it has been assumed that around 6.7% of people will have more
than one job moving forward. A double jobbing figure of 6.7% gives rise to a ratio of 0.933 (i.e. the
number of jobs supported by the workforce will be around 6.7% higher than workforce growth). It has
been assumed in the analysis that the level of double jobbing will remain constant over time, although

the apparent upward trend should be noted.

Unemployment

The last analysis when looking at the link between jobs and resident labour supply is a consideration
of unemployment. Essentially, this is considering if there is any latent labour force that could move
back into employment to take up new jobs. This is particularly important given there is likely to have

been notable increases in unemployment due to Covid-19.

The figure below looks at Claimant Count data (described as the number of people claiming
Jobseeker's Allowance plus those who claim Universal Credit who are out of work). This will not give
a full picture of unemployment as not all those unemployed will be a claimant, but it will certainly help
to provide an indication. Claimant count data is available up to March 2022 with the data below

showing a trend for the previous decade.

The analysis shows a clear increase in the number of claimants (presumably as a result of the
pandemic) — rising from around 500-600 to in excess of 2,500, dropping in the latest period for which
data is provided to about 1,100). These trends are consistent with the figures shown for past job
growth, with a substantial decline in jobs from 2019 to 2020 — the change in claimants is not as high

as the apparent loss of jobs, but this is likely as not all of those losing work would necessarily have
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made a benefit claim. The data below is not taken forward into the analysis of the link between homes

and jobs and is mainly for reference — it does however (as noted) confirm earlier analysis of job
losses.

Figure 8.6 - Number of out-of-work benefit claimants (2012-2022) — South Lakeland District
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Economic-led Housing Need

The analysis below considers what level of housing delivery might be required to provide alignment
with future jobs (as forecast). The method starts with a job growth estimate and then applies
commuting and double jobbing assumptions to get to the required growth in the labour supply. This
is then modelled against the economic activity rates with migration and population growth in the

demographic model being flexed, so that the change in the economically active population matches
that required by the forecast.

This provides an indication of the level of growth required to sustain the local economy and services.
This approach is not just about increasing in-migration but also reducing out-migration to achieve the
level of working age population to address economic potential.

The level of population growth derived in these projections is then applied to household formation
rates to get to a household growth figure. A final adjustment to reflect a level of vacancy in the

housing stock is applied to the household growth to translate to a growth in dwellings.

As noted, two forecasts have been used to look at jobs supported. In both cases the analysis links
to estimates of total jobs growth in the 2020-40 period excluding any jobs recovered as a result of
losses due to the pandemic. The jobs growth assumed is:
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e Baseline — -2,304 additional jobs (net job losses)
e Growth — +3,114 additional jobs

The table below shows the estimated change in the number of economically active workers for each
of the scenarios. This shows that the forecast jobs growth in South Lakeland District requires a lesser

growth of economically active residents due to the number of people with more than one job.

Table 8.13 Change in economically active population needed to meet job forecasts (2020-40)

Allowance for double jobbing

Total additional jobs

(=change in economically active)
Baseline -2,304 -2,149
Growth 3,114 2,904
Source: Derived from a range of sources as described

The following table takes the growth in economically active population and translates this into
household growth and dwellings needed. For translating population into households the part-return
to trend HRRs have been used. This shows a need for up to 298 dwellings per annum, which is at
the top end of the range developed when looking at alternative demographic scenarios (254-295
dwellings per annum).

Table 8.14 Projected housing need —range of job growth forecasts — South Lakeland District
(2020-40)

Households  Households Change in Per annum Dwellings
2020 2040 households (per annum)
Baseline 48,192 50,304 2,112 106 109
Growth 48,192 53,979 5,787 289 298

Source: Derived from a range of sources as described

Developing a projection linking to the Standard Method

The analysis above has identified that there is potentially a case for the Council to be looking at
higher housing numbers than the Standard Method, with looking at more recent demographic trends
(plus affordability) or when linking housing to economic growth. It will however be for the Council to
decide the extent to which they might wish to provide above the Standard Method and in terms of

PPG there is no compulsion to deliver above the 184 dwellings per annum figure.

For the purposes of this report a bespoke population projection linked to the amount of housing
delivered by the Standard Method (184 dpa) has been developed. This bespoke projection will be

used for later parts of this report, for example when looking at the mix of housing etc.

It can be seen from the main demographic analysis above, that even with the fairly positive HRRs

modelled there would not be the level of household growth required to fill this number of homes (184
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dpa) — this is based on the 2018-SNPP (alternative internal migration variant) but does not take
account of more recent data about population growth from mid-year population estimates. Therefore,
a scenario has been developed which includes the MYE (to 2020) and also flexes migration to the

District such that there is sufficient population for 184 additional homes each year.

In summary, an approach has been developed that adjusts migration to project how population and
household structures might change with delivery of 184 homes each year (2020-40). This approach
is consistent with that set out in the PPG (2a-006).

Within the modelling, migration assumptions have been changed so that across the District the
increase in households matches the housing need (including the 3% vacancy allowance). The
changes to migration have been applied on a proportionate basis; the methodology assumes that
the age/sex profile of both in- and out-migrants is the same as underpins the 2018-based SNPP
(alternative internal migration variant) with adjustments being consistently applied to both internal
(domestic) and international migration. Adjustments are made to both in- and out-migration (e.qg. if
in-migration is increased by 1% then out-migration is reduced by 1%). In summary the method

includes the following assumptions:

e Base population in 2020 from the latest mid-year population estimates;

e Household representative rates from the 2014-based SNHP with an adjustment in younger

age groups; and

e The migration profile (by age and sex) in the same proportions as the 2018-based SNPP

(alternative internal migration variant)

In developing this projection, a higher level of population growth is derived (2,500 additional people
compared with virtually no change in the SNPP as published). The age structure of the projections
is also slightly different, with the higher projection showing stronger growth (lower decreases) in what
might be considered as ‘working-age’ groups. This arises due to the fact that ONS data shows that

migrants are heavily concentrated in those age groups (along with their associated children).

Table 8.15 Population change 2020 to 2040 by broad age bands — South Lakeland District

(linked to delivery of 184 dwellings per annum)

2020 2040 Change in % change
population
Under 16 15,391 14,382 -1,009 -6.6%
16-64 59,419 54,795 -4,624 -7.8%
65 and over 30,095 38,227 8,132 27.0%
Total 104,905 107,404 2,499 2.4%

Source: Iceni Projects and JGC - Bespoke Demographic Projections
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In the remainder of this report, some of the analysis makes reference to the projection of 184

dwellings per annum (the Standard Method projection).

Housing Need in National Park areas

All of the analysis above has provided data for the whole of the District, including those areas within
the Lake District and Yorkshire Dales National Parks; it is important to also estimate the need for

these locations separately. The difficulties of and an overview method are noted in PPG (2a-014):

Where strategic policy-making authorities do not align with local authority boundaries (either
individually or in combination), or the data required for the model are not available such as in
National Parks and the Broads Authority, where local authority boundaries have changed due to
reorganisation within the last 5 years or local authority areas where the samples are too small, an
alternative approach will have to be used. Such authorities may continue to identify a housing need
figure using a method determined locally, but in doing so will need to consider the best available

information on anticipated changes in households as well as local affordability levels

From this, the method to use should take account of household changes and affordability levels,
essentially a local level Standard Method, but one where the data will need to be locally derived.

Estimates of the need using this method are set out below.

Demographic Data and Household Growth

First, we have considered demographic information. The SNPP and SNHP are both only published
for local authority areas and do not therefore split this between the LPA area and the National Park.
Our analysis therefore begins by looking at population trends, with the figure below showing
estimated population from 2011 to 2020 in each of the LPA area and the two National Parks (where
these are within South Lakeland District). Data is only provided back to 2011 as this is the date from

which reasonable quality small area estimates can be obtained.

Overall, the analysis shows that the population of the LPA area is somewhat larger than the National
Parks, the data also points to population growth in this area as having been slightly stronger over the

period studied.
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Figure 8.7 - Estimated Population in the Plan Area and National Parks (within SLDC), 2011-
20
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Source: ONS, Mid-Year Population Estimates, 2021

This is shown in more detail in the table below; this shows a small population loss in the Lake District
National Park and a modest growth (at only about a third of the level seen for the LPA) in the

Yorkshire Dales.

Table 8.16 Population change 2011 to 2020 — National Parks (within SLDC) and the Plan Area

2011 2020 Change % change
Lake District NP 24,337 24,042 -295 -1.2%
Yorkshire Dales NP 5,026 5,060 34 0.7%
Plan Area 74,350 75,803 1,453 2.0%
Total 103,713 104,905 1,192 1.1%

Source: ONS, Mid-Year Population Estimates, 2020

Iceni and JGC can use the data above to provide an indication of the possible projected level of
household growth in each of the three areas. This is based on the earlier observation of a household
growth of 133 households each year from the 2014-based SNHP (2022-32) which in turn was linked

to a population projection where the population was projected to increase by just 266 people.

Looking at population growth of 266 (over 10-years) and recognising the different levels of growth
seen in the past it is estimated that a reasonable basis would be to project for a reduction of 507
people in the Lake District and aro