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Executive Summary

The principal features to emerge from the analysis presented in this housing strategy are as follows:

· A total of 4,575 new households are expected to be formed in Mayo over the period of the plan, 2001 – 2006;

· Over the course of the development plan, in excess of 20% of new household formations will experience affordability problems (as defined in Section 93(1) of the Act) in attempting to provide for their own housing needs;

· As far as possible, the planning authority shall attempt to address this need while maintaining an emphasis on sustainable development;

· Sufficient zoned land exists to meet anticipated demand in the following areas over the course of the development plan: Ballina, Westport, Claremorris, Ballinrobe, Ballyhaunis, Swinford and Charlestown. Castlebar has insufficient zoned land to meet anticipated demand over the life of the development plan and there is an absence of any zoned land in the remainder of the county and thus a need for the proposed zoning provisions set out in Appendix E;

· As provided for in Section 94(4)(c) of the Act, the planning authority shall as a general policy reserve the maximum permissible 20% of land zoned for residential, or for a mix of residential and other uses. In all cases however, regard shall be had to the particular circumstances (existing housing mix, location, planning requirements, etc) of the development in question;

· The planning authority expects to work in partnership with private developers and with the voluntary housing sector in delivering social and affordable housing under the provisions of Part V;

· The planning authority shall consult with all relevant stakeholders in arriving at final decisions relating to housing mix and social integration;

· The planning authority intends to reduce the current housing waiting lists over the course of this development plan;

· The planning authority is concerned to promote the principles of sustainable development, and needs to consider the proposed revisions to development plans (see Appendix E) in order to achieve this effectively.

Introduction

Part V of the Local Government Planning and development Act 2000, requires all planning authorities to prepare housing strategies and incorporate these into their development plans by August 2001.This housing strategy has been prepared for the period 2001 to 2006.

The Planning and Development Act 200, specifies the requirements of the housing strategy.

It specifies that the strategy shall:

1. Estimate the present and likely future demand for housing in the area, and thus ensure that sufficient zoned and serviced land is available within the authority’s development plan to meet existing and forecast needs.

2. Provide that as a general policy, a specified percentage, of no more than 20% of the land zoned in the development plan for residential use, or for a mixture of residential and other uses, shall be reserved for social and/or affordable housing.

3. Ensure that a mixture of house types and sizes is provided to satisfy the requirements of various categories of households, including the special requirements of elderly persons and persons with disabilities.

4. Counteract undue segregation in housing between persons of different social backgrounds.

Further requirements of the Planning and Development Act, 2000 establish the communitiy’s needs for social and affordable housing as a material planning consideration which must be taken into account when preparing development plan policies, preparing a housing strategy and deciding on planning applications or appeals.

Upon incorporation of the housing strategy into the development plan, the Planning Authority or An Bord Pleanala on appeal, may require a developer, as a condition of a grant of permission, to reserve the specified percentage of housing lands or units for social and/or affordable housing.

Two years after the adoption of a development plan incorporating the housing strategy, the Manager shall prepare a report for the elected members, which shall include a review of the progress in implementing the housing strategy. Where the report indicates a need for the preparation of a new or revised strategy, the Manager may recommend that the housing strategy be adjusted to take account of such changed circumstances and the development plans can be amended accordingly. The Manager must also prepare such a report for the members if he or she considers that there has been a change in the housing market or in the regulations made by the Minister for the Environment and Local Government, under the Act, which significantly affects the housing strategy.

Throughout this document, reference to “the Act” refers to “ the Planning and Development Act 2000”.

1. Estimating Housing Demand

1.1 Background

1.1.1 Objectives

Section 94(3)(b) of the Planning and Development Act 2000 requires planning authorities to ensure that housing is available for persons who have different levels of income. In addition to re-affirming the provisions of the Housing Act, 1988, Section 94(4)(c) of the Act requires planning authorities to provide for social and affordable housing by reserving a percentage of land zoned for residential use, or for a mixture of residential and other use. Elsewhere, in Section 93(1), the Act defines housing affordability in relation to the capacity of eligible persons to service a mortgage based on a defined level of income and loan to value ratio.

In accordance with Section 94(1)(e) of the Act, this housing strategy has been prepared as a joint strategy between Mayo County Council, Ballina Urban District Council, Westport Urban District Council and Castlebar Urban District Council. Reference to the “planning authority” throughout this document should read as a reference to the four planning authorities in the county.

In order to comply with these and other provisions of Part V, an analysis of population, household formations, income trends and house prices in the county is presented in this section. This analysis forms the basis for the subsequent development of the strategy. An essential part of this analysis is an assessment of housing need and affordability over the life of the development plan. Key inputs to the analysis are county-level estimates of population, household numbers, household income, and house prices, which are used to make a determination on housing affordability within the county. The approach adopted is summarized below:

· Project the number of expected household formations in the county for the period from 2001 to 2006. Consultants: Jonathan Blackwell and Associates carried out Work on this aspect of the analysis.

· Project the levels and distribution of household disposable incomes across these households over the period in question. This involves the application of available national income data to Mayo and the characterization of different income groupings across households within the county.

· Project the levels and distributions of house prices over the period. The rate of house price inflation is assessed using available data from the Department of the Environment & Local Government and data collected from local auctioneers. 

· Assess housing affordability in the county over the period. This is a key part of the analysis.

1.1.2 Approach

The approach to this task depends on a number of factors. Availability of relevant data is a major consideration in determining the precision and reliability of any analysis. Equally, the depth of the analysis depends on methods currently adopted for assessing social housing needs within the county. The structure of the analysis however is flexible and allows for the introduction of new or updated information that may become available during the course of implementation. Such flexibility will be required over the life of the development plan in order to take account of changing circumstances.

Constructing a housing needs forecast requires three main inputs:
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1.1.3 Method and Sources

In preparing the strategy, reference was made to the following relevant and available data sets:

· Population and household number figures; (Supplied by Jonathan Blackwell Consultants)

· CSO figures on household incomes broken down by region and county;

· ESRI projections of national disposable income growth rates over the period;

· Department of the Environment and Local Government data on house completions, house prices, 

and house price distributions for County Mayo.

· National house price projections included in The Housing Market in Ireland: An Economic Evaluation of Trends and Prospects (June 2000).

· House Price Survey conducted by Mayo County Council (March 2001).

1.2 Issues Considered

1.2.1 Population Projections

Due to the large number of holiday homes and second homes being constructed within the county, it was considered unwise to develop the population and household forecast based on adding observed house completions to the 1996 Census household count. It was therefore agreed to engage the services of Blackwell Consultants, who by using NSS projections for the West region, has been able to predict population and household numbers up to 2006. The results of this forecast are summarized in Tables 1 and 2 below while an exact breakdown of the figures is given in Table A.1 in Appendix A.




Table 1
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Table 2
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1.2.2 Household Incomes

In order to incorporate income levels into the housing strategy it has been necessary to establish annual distributions for Mayo over the period to 2006. Income distributions (i.e. the proportions of households in certain income groups) as opposed to averages have been established. This has been done so as to facilitate comparison with price distributions, which in turn provides for an assessment of affordability by reference to income groups. The income distribution for Mayo was developed as follows:

· The CSO Household Budget Survey was used to find a national household income distribution (for 1994 / 95). This distribution is significant, as income levels are a key determinant of affordability as set out in Section 93(1) of the Act. It is important therefore to identify the distribution of incomes across households, as the households at the bottom end of this distribution are those most likely to experience affordability difficulties.

· This distribution was then adjusted on the basis of assumptions made about the gap between Mayo and national levels of household income. CSO data on county-level household incomes was used as the basis for adjustment. This adjustment enabled the production of an income distribution table for Mayo for the year 1995 (see Table 4) on the basis that the distribution of incomes across the county  (once adjusted by the average deflator shown in the note to Table 3) mirrors the national trend.

· The derived income distribution was inflated by assumed rates of household income growth. These rates of growth were based upon the Disposable Income Inflator data available from the Economic and Social Research Institute. This facilitated the forecast household income distribution over the life of the development plan  (See Table 5).

A representative national distribution of gross and disposable incomes (gross income less income tax and pay related social insurance) is provided in the 1994 /95 Household Budget Survey. Disposable income in this context corresponds with the income definition set out at Section 93(1) of the Act. Table B.1 in Appendix B presents this national distribution across 10 income deciles, and the equivalent annual disposable income. Table B.2 in Appendix B adjusts this national picture to reflect the situation in Mayo. This adjustment was based on the “Household Incomes Regions and Counties 1991-1997”, CSO publication. Two features of particular importance emerge from this adjustment:

· The differential between Mayo and national disposable household incomes in 1994 and 1995; and

· The trend in this differential between 1991 and 1997.

Table 3

National and Mayo Household Income
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Note:

Between 1991 and 1997, household income in Mayo fluctuated between 86.2% and 87.8% of the national average. Based on this understanding a Mayo Deflator of 0.87 was applied and an estimated income distribution for Mayo was created and is presented in Table 4 below.


(See also Table B.2 in Appendix B)

Table 4 
Estimated Distribution of Household Disposable Incomes in County Mayo, 1995.
Income

 Range


  Weekly

Disposable

  Income

   (IR£)
   % of

Households

   in each

 Category
  Average

  Annual

Disposable

Household

   Income

 (National)

      (IR)
  Mayo

 Deflator
    Average

    Annual

  Disposable

  Household

     Income

     (Mayo)

      (IR£)


   Number

       of

 Households

        in

 Mayo  1995

1st
Decile

2nd
Decile

3rd
Decile

4th
Decile

5th
Decile

6th
Decile

7th
Decile

8th
Decile

9th
Decile

10th
Decile


<77.92

<121.60

<154.70

<206.39

<268.76

<340.89

<425.89

<524.18

<698.69

>698.69
  11.57

  10.54

  9.48

  9.60

  9.74

  9.56

  9.81

  9.58

  9.78

  10.35
    3,263

    5,109

    6,960

    9,033

    11,188

    13,730

    16,723

    19,989

    24,436

    36,156


   .87

   .87

   .87

   .87

   .87

   .87

   .87

   .87

   .87

   .87
     2,839

     4,445

     6,055

     7,859

     9,734

    11,945

    14,549

    17,391

    21,259

    31,456
    3,895

    3,548

    3,191

    3,231

    3,279

    3,218

    3,302

    3,225

    3,292

    3,484

The final column in Table 4 above shows the estimated number of households in Mayo which have an average household income as shown in the column immediately to the left. To facilitate further analysis, this income projection was extrapolated forward over the period of the development plan and is shown in Table 5 below.



Table 5

Household Income Distribution  (IR£)

Mayo 1995—2006 


1995
1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006


% Inc.
10.60%
14%
13.60%
10.70%
13.20%
13.10%
10.50%
7.80%
7.70%
8%
7.20%

Decile 1
2839
3140
3580
4066
4501
5096
5763
6368
6865
7394
7985
8560

Decile 2
4445
4916
5604
6367
7048
7978
9023
9971
10748
11576
12502
13402

Decile 3
6055
6697
7634
8673
9601
10868
12292
13582
14642
15769
17031
18257

Decile 4
7859
8692
9909
11257
12461
14106
15954
17629
19004
20467
22105
23696

Decile 5
9734
10766
12273
13942
15434
17471
19760
21835
23538
25350
27378
29350

Decile 6
11945
13211
15061
17109
18940
21440
24248
26794
28884
31108
33597
36016

Decile 7
14549
16091
18344
20839
23068
26114
29534
32636
35181
37890
40921
43868

Decile 8
17391
19234
21927
24909
27575
31215
35304
39011
42053
45291
48915
52437

Decile 9
21259
23512
26804
30450
33708
38157
43156
47687
51407
55365
59794
64099

Decile 10
31456
34790
39661
45055
49876
56459
63856
70560
76064
81921
88475
94845

Note:
The 1995 figures are as shown in Table 4 and are based on CSO 1994/95 Household Budget Survey. The percentage growth factors for income are taken from the ESRI’s Quarterly Economic Commentary and Medium Term Review Projections for national disposable income growth up to 2006.     

Table 6

Income figures for 2001 





Taken from Table 5
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1.2.3 House Prices

A quantified assessment of housing affordability must inevitably correlate estimated incomes with appropriate house price data. The price data used in this analysis has been based upon two main sources: The system of data collection currently operated by the Department of the Environment and Mayo County Council’s House Price Survey. The following analysis presents:

(a) The estimated distribution of house price data for Mayo (in 1999 prices), based upon the Department’s data system.

(b) The value ranges projected forward based on assumptions about the direction of house prices. (For this exercise, house price forecasts for Mayo were constructed based on the results of the Council’s House Price Survey and on the house price increases predicted in “The Housing Market in Ireland: An Economic Evaluation of Trends and Prospects”. For the specifics on how these forecasts were constructed, see Tables C.1, C.2, C3 and note 1 in Appendix C). This provides an overview of the assumed price growth of the assumed total housing stock, but retained in various price categories.

(c) The distribution of annual total household numbers across these forecast value ranges (assuming the overall value distribution remains constant).

The outcome of this analysis is a projected annual overview of the estimated numbers of Mayo housing units grouped within gradually increasing price ranges.

Drawing upon the house price and distribution data available from the Department of the Environment and Local Government, Table C.4 in Appendix C has been prepared to show the estimated proportions of all houses in Mayo which fall within a given value distribution. A price distribution across various house bands was calculated using average house prices over the five-year period, 1995 –1999. Using the 1999 price band as the starting point, each price band was deflated using the relevant annual price increase, going back to 1995. An average proportion of households was then calculated in each of the relevant house price bands.

This distribution of house prices – combined with a corresponding distribution of incomes – facilitates an assessment of the number of new household formations, which are likely to encounter affordability problems. To structure this analysis over the period of the development plan however, it is necessary to develop similar house price band data for each year of the analysis. This data is developed and presented in Table 7 below which shows the anticipated rate of house price increase over the period 2001 to 2006, and the implications of this inflation for the house price band structure. The resulting data structure provides the basis for the housing affordability analysis, which follows.

Table 7

House Price Band Inflation:
Mayo     2001 - 2006
Year

Year                                                           
Price

 Inc.

 (%)
                                               Price Bands  (IR£)

2001      

2002

2003

2004

2005

2006


5%

5%

5%

5%

5%

5%
Up to                  

60,638

Up to

63,670

Up to

66,853

Up to

70,196

Up to

73,705

Up to

77,390
60,638

 to

84,893

63,670

to

89,137

66,853

to

93,594

70,196

to

98,274

73,705

to

103,187

77,390

to

108,347
84,893

to

109,148

89,137

to

114,605

93,594

to

120,335

98,274

to

126,352

103,187

to

132,669

108,347

to

139,303
109,148

to

133,403

114,605

to

140,073

120,335

to

147,076

126,352

to

154,430

132,669

to

162,152

139,303

to

170,259
133,403

to

157,658

140,073

to

165,540

147,076

to

173,817

154,430

to

182,508

162,152

to

191,634

170,259

to

201,215
157,658

to

181,913

165,540

to

191,008

173,817

to

200,558

182,508

to

210,586

191,634

to

221,116

201,215

to

232,171
181,913

to

206,168

191,008

to

216,476

200,558

to

227,300

210,586

to

238,665

221,116

to

250,598

232,171

to

263,128
206,168

to

230,423

216,476

to

241,944

227,300

to

254,041

238,665

to

266,743

250,598

to

280,080

263,128

to

294,084
230,423

to

254,678

241,944

to

267,411

254,041

to

280,782

266,743

to

294,821

280,080

to

309,562

294,084

to

325,040
Greater

 than

254,678

Greater

 than

267,411

Greater

 than

280,782

Greater

 than

294,821

Greater

 than

309,562

Greater

than

325,040

Percentage of Mayo Units within each band
  6.64
  19.62
  32.6
  21.58
  9.5
  4.44
  2.56
  1.1
  .86
  1.04

No. of Units


   61
   180
   298
   197
   87
   41
   23
   10
   8
   10

1.2.4 Housing Affordability Analysis

Section 93(1) of the Planning and Development Act, 2000, defines an eligible person as someone,

“Who is in need of accommodation and whose income would not be adequate to meet the repayments on a mortgage for the purchase of a house to meet his or her accommodation needs because the payments calculated over the course of a year would exceed 35% of that person’s annual income net of income tax and pay related social insurance”.

A key requirement of the housing strategy in Mayo is to identify the number of eligible persons which might be anticipated over the duration of the development plan. An assessment of the likely number of such eligible persons (or eligible households) requires that a comparison be made between projected house prices for the county, and projected ranges of disposable incomes of different households. Drawing upon the “35%” definition of housing affordability contained in the Act, a simple “annuity” formula has been developed to assess affordability against four key variables, which are central to the analysis. These are:

· Household income

· House price

· Mortgage interest rate

· Loan to value ratio

A note on the derivation and structure of the annuity formula is contained in Appendix D.

It should be acknowledged at this stage that any analysis or forecast can only be considered reliable to the extent that the input variables upon which it is based remain accurate and relevant. Significant changes therefore in any of the above variables would merit a review of the affordability analysis.

1.2.5 Assessing Housing Affordability

The analysis developed thus far has been concerned to present three key outcomes:

· A projection of the total number of households in the county each year to 2006, and a breakdown of these according to household disposable incomes (Tables 2 and 5).

· An overview of the evolving distribution of house prices (Table 7).

· An overview of the estimated housing “affordability” potential of the projected households.

The purpose in this section of the analysis is to draw these lessons together in order to develop conclusions on which to base the affordability aspect of the housing strategy for Mayo.

The following Tables bring together information previously presented on numbers of households, household incomes broken down across income deciles, and the number of incremental or new households formed. 

Table 8

Total Households according to Income Decile
Year

1999
2000
2001
2002
2003
2004
2005
2006












% of Hsehlds.



Total Households














11.57%

4250
4337
4424
4534
4644
4753
4863
4972

10.54%

3872
3951
4030
4130
4230
4330
4430
4530

9.48%

3482
3554
3625
3715
3805
3895
3984
4074

9.60%

3526
3599
3671
3762
3853
3944
4035
4126

9.74%

3578
3651
3724
3817
3909
4001
4094
4186

9.56%

3512
3584
3656
3746
3837
3927
4018
4109

9.81%

3604
3677
3751
3844
3937
4030
4123
4216

9.58%

3519
3591
3663
3754
3845
3936
4026
4117

9.78%

3593
3666
3740
3832
3925
4018
4110
4203

10.35%

3802
3880
3958
4056
4154
4252
4350
4448












Total

36734
37487
38239
39187
40134
41082
42029
42977

Note:
The household distribution has been derived by taking the household figures for 2001 to 2006 in Table 2 and re-allocating them on the basis of the distribution pattern shown in column 3 of Table 4.

Table 9

Average Household Income (IR£) with % increases


1999
2000
2001
2002
2003
2004
2005
2006



10.70%
13.20%
13.10%
10.50%
7.80%
7.70%
8%
7.20%

Decile 1

4501
5096
5763
6368
6865
7394
7985
8560

Decile 2

7048
7978
9023
9971
10748
11576
12502
13402

Decile 3

9601
10868
12292
13582
14642
15769
17031
18257

Decile 4

12461
14106
15954
17629
19004
20467
22105
23696

Decile 5

15434
17471
19760
21835
23538
25350
27378
29350

Decile 6

18940
21440
24248
26794
28884
31108
33597
36016

Decile 7

23068
26114
29534
32636
35181
37890
40921
43868

Decile 8

27575
31215
35304
39011
42053
45291
48915
52437

Decile 9

33708
38157
43156
47687
51407
55365
59794
64099

Decile 10

49876
56459
63856
70560
76064
81921
88475
94845

Note:
The household income figures have been taken from Table 5.

Table 10 
Total Additional Households Per Year
Year
1999
2000
2001
2002
2003
2004
2005
2006











11.57
87
87
106
106
106
106
106
106

10.54
79
79
96
96
96
96
96
96

9.48
71
71
87
87
87
87
87
87

9.6
72
72
88
88
88
88
88
88

9.74
73
73
89
89
89
89
89
89

9.56
72
72
87
87
87
87
87
87

9.81
74
74
90
90
90
90
90
90

9.58
72
72
88
88
88
88
88
88

9.78
74
74
89
89
89
89
89
89

10.34
78
78
95
95
95
95
95
95











Total
752
752
915
915
915
915
915
915

Note :
These figures represent the anticipated incremental or new households which will be formed in the county over the period of the development plan, and are derived as the difference between total households on a year by year basis.


Based on the incremental household formations identified in Table10, and drawing upon the associated measure of income distribution, it has been possible to establish a series of house prices which represent the maximum price which these new households in Mayo can be expected to afford. This series of maximum prices has been derived on the basis of the criteria set out in Section 93(1) of the Act and is presented in Table 11. In the context of this analysis it has been established that in Mayo in the year 2001, 106 new households will be formed whose capacity to afford a house is limited to £28,987 or below. Equally, 202 households will be formed in the same year whose house price level is limited to £45,384 or below.

Table 11
Additional Households and House Price Affordability
Part A
Additional Households per year based on income distribution.

Year
2001
2002
2003
2004
2005
2006









Income







Decile 1
106
106
106
106
106
106

Decile 2
96
96
96
96
96
96

Decile 3
87
87
87
87
87
87

Decile 4
88
88
88
88
88
88

Decile 5
89
89
89
89
89
89

Decile 6
87
87
87
87
87
87

Decile 7
90
90
90
90
90
90

Decile 8
88
88
88
88
88
88

Decile 9
89
89
89
89
89
89

Decile 10
95
95
95
95
95
95









Total
915
915
915
915
915
915

Part B
Approximate Affordable House Price (IR£)

Year
2001
2002
2003
2004
2005
2006

Income







Decile 1
28,987
32,030
34,530
37,191
40,163
43,056

Decile 2
45,384
50,153
54,061
58,226
62,883
67,410

Decile 3
61,827
68,315
73,647
79,316
85,663
91,830

Decile 4
80,246
88,671
95,587
102,946
111,185
119,187

Decile 5
99,390
109,827
118,393
127,506
137,707
147,626

Decile 6
121,964
134,770
145,282
156,469
168,988
181,155

Decile 7
148,552
164,149
176,955
190,581
205,827
220,650

Decile 8
177,574
196,214
211,520
227,807
246,035
263,750

Decile 9
217,068
239,858
258,570
278,478
300,755
322,408

Decile 10
321,181
354,906
382,591
412,050
445,016
477,056

Note:
Maximum house prices are based upon criteria set out in Section 93(1) of the Act, and assuming a 6% APR, 25 year mortgage, and a 90% LTV ratio.

Table 12
Affordable house prices for Mayo – 2001



Figures taken from Table 11


[image: image6.wmf]Approximate Affordable House

Approximate Affordable House

Prices (IR£) for 2001

Prices (IR£) for 2001

According to ID (Income Decile)

According to ID (Income Decile)

0

50,000

100,000

150,000

200,000

250,000

300,000

350,000

2001

ID 1

ID 2

ID 3

ID 4

ID 5

ID 6

ID 7

ID 8

ID 9

ID 10


Given the measure of affordability now established for Mayo, the remaining element required to complete the assessment of social and affordable housing need in the county is to make some estimate of the price bands at which new housing will be introduced over the life of the development plan. This is presented in Table 13, which reveals that the cheapest new house price in Mayo in 2001 is expected to be IR£ 60,640 and that only 6.64% of all new houses will be brought onto the market at this price or lower. On this basis it can be expected that of the anticipated 915 new household formations in Mayo in 2001, almost 289 can be expected to experience affordability problems. The affordability aspect of the housing strategy for the county has therefore been assembled by extending this analysis for each year over the life of the development plan, and quantifying the percentage of each new household cohort which is likely to experience affordability difficulties.

The implications of this analysis for the development of housing policy in Mayo are summarized in Sections 1.3 and 1.4 below, which present conclusions on the likely level of social and affordable housing need which the planning authority believes it will be required to address over the life of the development plan.

Table 13
Numbers of Additional/New Housing Units in Mayo within each Price Band

Year

Year                                                      

              
Price

 Inc.

 (%)
                                               Price Bands (IR£)

2001      

2002

2003

2004

2005

2006


5%

5%

5%

5%

5%

5%
Up to                  

60,638

Up to

63,670

Up to

66,853

Up to

70,196

Up to

73,705

Up to

77,390
60,638

 to

84,893

63,670

to

89,137

66,853

to

93,594

70,196

to

98,274

73,705

to

103,187

77,390

to

108,347
84,893

to

109,148

89,137

to

114,605

93,594

to

120,335

98,274

to

126,352

103,187

to

132,669

108,347

to

139,303
109,148

to

133,403

114,605

to

140,073

120,335

to

147,076

126,352

to

154,430

132,669

to

162,152

139,303

to

170,259
133,403

to

157,658

140,073

to

165,540

147,076

to

173,817

154,430

to

182,508

162,152

to

191,634

170,259

to

201,215
157,658

to

181,913

165,540

to

191,008

173,817

to

200,558

182,508

to

210,586

191,634

to

221,116

201,215

to

232,171
181,913

to

206,168

191,008

to

216,476

200,558

to

227,300

210,586

to

238,665

221,116

to

250,598

232,171

to

263,128
206,168

to

230,423

216,476

to

241,944

227,300

to

254,041

238,665

to

266,743

250,598

to

280,080

263,128

to

294,084
230,423

to

254,678

241,944

to

267,411

254,041

to

280,782

266,743

to

294,821

280,080

to

309,562

294,084

to

325,040
Greater

 than

254,678

Greater

 than

267,411

Greater

 than

280,782

Greater

 than

294,821

Greater

 than

309,562

Greater

than

325,040

Percentage of Mayo Units within each band
  6.64
  19.62
  32.6
  21.58
  9.5
  4.44
  2.56
  1.1
  .86
  1.04

No. of

Additional 

Units
   61
   180
   298
   197
   87
   41
   23
   10
   8
   10

Note:
Based on the rate of house price inflation introduced at Table 7 and assuming that the distribution (or banding) of houses remains unchanged. The final row represents the distribution of total household formations for the year across the house price range (based upon the housing stock value distribution shown in Table C.4, Appendix C).

1.3 Assumptions Made

The following assumptions and issues merit comment:

· The fullest possible use has been made of all relevant published data. Where data has been presented on a national basis, efforts have been made to assess trends in the data to ensure that it fits with circumstances in Mayo. In relation to house price data, Mayo County Council has constructed its own county specific forecasts of house price trends by obtaining data regarding local price levels and trends from local auctioneering sources via its house price survey.

· In the analysis presented above recourse has been had to available CSO data on average household incomes. On the basis that the average incomes computed by the CSO are indeed representative, and reflect the income position for a typical household, which may present itself as an applicant for affordable housing, these figures can be used with some confidence. However it should be noted that the income criteria set out in Sections 93(1) and 93(3) of the Act differ in one important respect from income criteria used in the CSO Household Budget Survey. Section 93(3)(a) of the Act allows half of the annual income, net of tax and pay related social insurance, “of any other person who might reasonably be expected to reside with the eligible person” to be reckoned in any determination of eligibility. Such a definition is different to the concept of average household income used by the CSO. The impact of these definitional issues may not prove to be significant in the final analysis of affordable housing demand. In general the impact of this issue will be – through the more restrictive definition of additional income set out in Section 93(1)(a) – to lower the incomes of applicant households relative to the anticipated CSO average. This in turn will compound affordability difficulties, and support an argument for some slight upward revision of identified affordable housing need, and the consequent intervention of the planning authority under Section 94(4)(c).

· Significant inter-dependencies exist among the income, house price, and interest rate variables which mean that changes in one factor could change the analysis.

1.4 Conclusions Reached

The analysis outlined above suggests that the demand for social and affordable housing in Mayo over the period 2001 to 2006 will exceed the anticipated supply. This outcome is presented below on a year-by-year basis and is summarized in Table 14.

2001

202 households (i.e. 106 + 96, from Table 11) are likely to have an upper affordability threshold price of £45,400, and a further 87 have a threshold price of £61,800. Assuming an even distribution,* this suggests a total of 283 households could afford to purchase up to £60,640. Table 13 indicates that 61 housing units will be provided at a price of £60,640. The shortfall of 222 is equal to 24.3% of the total number of new household formations in the year. For higher income households, sufficient provision is expected to be made at prices within affordability thresholds.

* 
In other words, assuming that the incremental number of households is spread equally across the house price range (i.e. that these households do not cluster at either end of the value range). The figure 283 is calculated as follows:

289 households (i.e. 202 + 87) are likely to have a threshold price of £61,827. Therefore,  289 / 61827 = 0.00467, can be allocated to each household. To get the number of households for the £60,640 threshold simply multiply 60,640 by 0.00467, yielding 283.


2002

289 households will have an upper affordability threshold price of £68,300. Assuming an even distribution, this suggests a total of 269 could afford to purchase up to £63,670. Table 13 indicates that 61 housing units will be provided at a price of £63,670. The shortfall of 208 does not meet the affordability definition, which is equal to 22.7% of the total additional housing provided in the year. For higher income households, sufficient provision is expected to be made at prices within affordability thresholds.

2003

289 households will have an upper affordability threshold price of £73,650. Assuming an even distribution, this suggests a total of 262 could afford to purchase up to £66,850. Table 13 indicates that 61 housing units will be provided at a price of £66,850. The shortfall of 201, which does not meet the affordability definition, is equal to 22% of the total additional provision in the year. Higher income households are expected to find sufficient provision within affordability thresholds.

2004

289 additional households have an upper limit of £79,300. Assuming an even distribution, this suggests a total of 256 with an upper limit of £70,200. Table 13 suggests that 61 units will be provided at a price of £70,200. This leaves a shortfall of 195, which represents 21.3% of total housing provision. Sufficient provision exists within affordability thresholds for higher income households.

2005

289 additional households have an upper threshold of £85,700. Assuming an even distribution, this gives a total of 249 households with an upper limit of  £73,700. Table 13 shows that 61 units will be provided at a price of £73,700. This leaves a shortfall of 188 or 20.5% of total housing provision. Sufficient provision exists within affordability thresholds for higher income households.

2006

289 households have an upper affordability limit of £91,800. Assuming an even distribution, this gives a total of 244 households with an upper limit of £77,400. Table 13 suggests that 61 households will be provided at a price of £77,400. This leaves a shortfall of 183 or 20% of total housing provision for the year. Sufficient provision is expected within affordability thresholds for higher income households.

       Table 14

Summary of Anticipated Social & Affordable Housing Need
               Year
   2001
   2002
   2003
   2004
   2005
   2006

(1) Household Formations


   915
   915
   915
   915
   915
   915

(2) No. households meeting

            affordability

          criteria S 93 (1)
   222
   208
   201
   195
   188
   183

       (2) as a % of (1)
   24.3%
   22.7%
   22%
   21.3%
   20.5%
   20%

Table 15
Mayo: Social & Affordable Housing Need


Figures taken from Table 14
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The policy conclusion drawn from the summary analysis for Mayo presented in Table 15 has been that the planning authority will aim to reserve 20% of zoned land (as defined under section 94(4)(c)) for the purposes of meeting social and affordable housing need. This policy conclusion forms a linking theme into the subsequent analysis in the proceeding sections of this document.

2. Estimating Housing Supply

2.1 Background

This section of the housing strategy deals with those factors, which influence housing supply and addresses the planning and management of the physical environment in Mayo. An important concern throughout this section is the emphasis on the application of principles of sustainable development within the county.

In recent years, central government policy has been aimed at reducing the demand for travel and the promotion of higher residential densities. Such policies will tend to:

· Reduce the need for the development of “greenfield” sites;

· Limit urban sprawl and ribbon development;

· Ensure more economic use of existing infrastructure;

· Enhance access to existing services and facilities;

· Create more sustainable development patterns;

These principles of sustainable development have been set out in the policy documents “Sustainable Development: A Strategy for Ireland” and “Guidelines for Planning Authorities on Residential Density”.

The population and household scenarios presented in section 1 of this strategy have been used as a basis for determining the likely future scale of development in Mayo. This housing strategy and the rural housing policy in the County Development Plan will attempt to support the objectives of sustainable development in a number of ways:

· Promotion of more sustainable patterns of development in rural areas.

· Promotion of higher residential densities especially in proximity to town centres.

· Encouragement of mixed use developments.

· Ensuring a clear demarcation between urban and rural land-use.

· Promotion of the redevelopment of brownfield / infill sites.

· Protection and enhancement of the natural environment.

· Location of new developments in an environmentally sustainable and sensitive manner.

2.2 Issues Considered

2.2.1 Development Plans

At present in Mayo there are 10 adopted statutory development plans covering the urban areas of Ballina, Castlebar, Westport, Claremorris, Ballinrobe, Ballyhaunis, Swinford,Charlestown, Mulranny and the county development plan covering the rest of the county. Section 9 of the Planning and Development Act 2000, now requires planning authorities to make a development plan every six years.

2.2.2 Existing Zoned Land

Currently eight areas in Mayo are covered by land-use zoning plans, and therefore contain residential zonings. These are the Ballina U.D.C. Development Plan, the Castlebar U.D.C. Development Plan, the Westport U.D.C. Development Plan, development plans for each of the four scheduled towns: Ballinrobe, Ballyhaunis, Claremorris and Swinford and plans for both Charlestown and Mulranny. Table 16 below summarises the current position in relation to undeveloped residential zoned lands.

Table 16
Undeveloped Residential Zoned Lands in the Development Plans
          Development Plan
    Undeveloped Residential

             Zoned Land

                Ballina

                Castlebar

                Westport

                Claremorris

                Ballinrobe

                Ballyhaunis

                Swinford

                Charlestown

                   Total
109.19   Acres

  14.5     Acres

155.2    Acres

132.46    Acres

78.57    Acres

64.64    Acres

42.34    Acres

39.07 Acres

              636         Acres

Note:
Except for Castlebar, sufficient undeveloped residential zoned land exists in all of the above towns 

to meet  the anticipated housing demand up to 2006. (Sufficient land has been identified as suitable for residential zoning both within the Castlebar U.D.C boundaries and the town’s environs. (See Appendix E for revisions relating to this issue))
Currently in Mayo there are no residential zoning provisions outside of the areas stipulated in Table 16 above. This combined with the reality that approximately 70% of housing development in the county is presently taking place outside of these areas, leads to the conclusion that in order for the Mayo Housing Strategy to be meaningful, regard must be had to the following: 

· A sustainable rural housing policy for Mayo needs to be considered.

· The Mayo County Development Plan must have a policy to encourage housing development towards a number of specified settlements and other lower order settlements i.e. where there is a basic nucleus of functions (shop, church, school, post office, pub). Presently, only 5 of these settlements have town plans with associated residential zoning provisions. Prioritized residential zoning plans will have to be prepared to cover unzoned settlements in order to ensure that development takes place in a progressive manner following a complete zoning process.

(Further details of these measures are presented in Appendix E)

· The need for high quality design to ensure a quality living environment, which will foster greater community integration and lead to a more balanced and socially inclusive society.

2.2.3 Development Pressure

Existing pressure for residential development in county Mayo is currently running at approximately 40% urban and 60% rural. Urban development is focussed mainly on the three main towns of Castlebar ,Ballina and Westport and to a lesser extent on the smaller towns and settlements. Existing local need for rural housing and the demand for holiday homes and second homes, particularly in the Westport area and other scenic regions within the county is adding to development pressures, especially for one off houses in the countryside. Through policy on rural housing, the county development plan will aim to lessen the excesses of urban generated houses in rural areas and urban sprawl/ribbon development in favour of a more sustainable approach to rural housing development. It is anticipated that there will be a greater emphasis on the consolidation of existing settlements and the provision and upgrading of the necessary infrastructure to encourage and facilitate development in this direction. 
2.2.4 Infrastructure-Sanitary Services

The development of sanitary service facilities is fundamental to the creation of larger settlements as well as being essential for sustaining employment opportunities, such as tourism, and commercial and industrial activities. The provision of water and sewerage facilities in and adjacent to settlements and especially smaller settlements allows for the provision of higher density housing schemes. This relieves pressure for one-off housing in the open countryside and consolidates development patterns. The provision of new facilities and the expansion of existing sanitary service infrastructure to serve settlements are integral for their future sustainable development. (These issues will be elaborated on further in the rural housing policy).

2.2.5 Development Capacity

Capacity in Mayo to accommodate future housing growth is dependent on a range of factors. The most important are:

· The amount of serviced and unserviced residentially zoned land;

· The amount of other land suitable for development;

· Constraints and limits in the provision of water supply and drainage;

· Constraints and limits in the provision of other physical and social infrastructure;

· Areas of high amenity or nature conservation value.

An estimate of the capacity of lands currently zoned for residential use in Mayo is presented in Table 17. This when combined with the capacity of lands due to be zoned over the coming months will provide sufficient capacity to accommodate a greater proportion of household numbers in a more sustainable manner than has been possible in the past. 

Table 17

Estimated Capacity of Residentially Zoned Land
           Development Plan
           Capacity in Housing Units

Ballina

Castlebar

Westport

Claremorris

Ballinrobe

Ballyhaunis

Swinford

Charlestown
                                    1,092

                                       145

                                    1,552

                                    1,325

                                       786

                                       646

                                       423

                                       390

Note 1.
Capacity of housing units has been calculated at 10 housing units per acre.

Note 2.
Under existing zoning provisions, there is insufficient zoned land in Castlebar. (Table 19 shows that 447 new households are anticipated in Castlebar over the period of the development plan. The necessary zoning provisions need to be put in place if this demand is to be accommodated).

2.2.6 Current Land Banks

The four planning authorities within Mayo have sufficient land banks to facilitate their multi-annual social housing programme up to the end of 2002 and are actively pursuing the acquisition of land which will be required to accommodate the balance of the multi-annual programme.

Mayo County Council has also entered into agreements with private developers to provide 30 housing units in the form of turnkey developments; these form part of the current multi annual programme. It is anticipated that up to 20 units per annum will be provided in this manner over the coming years.

2.3 Conclusions reached

2.3.1 Spatial Distribution of Housing Projections

As already mentioned, the Mayo County Development Plan will need a policy aimed at encouraging housing development toward a number of specified settlements around the county (listed in Appendix E) and other nodal points where basic services such as a school, church etc. exist. This is in line with central government policy, which obliges planning authorities to have regard to the principles of sustainable development. 

Table 18 below gives a spatial distribution of future population based on present trends in population growth.

Table 18
Spatial Distribution of Future Population
                                                              Population

          Year                               1996           2001            2006
                    Households

        1996            2001            2006

        Ballina

        Castlebar

        Westport

        Claremorris

        Ballinrobe

        Ballyhaunis

        Swinford

Remaining Defined Urban Areas

Other Areas of Mayo 

          Total 


       8,762          9,479          10,145

       8,532          9,219          9,856

       4,520          4,932          5,322

       1,914          2,040          2,151

       1,309          1,391          1,462

       1,287          1,374          1,451

       1,386          1,491          1,587

       8,760          9,323           9,826

       75,054        78,673         81,627

      111,524      117,922       123,427
                                                                                                           
        2,713          3,078           3,510

        2,641          2,993           3,410

        1,399          1,601           1,842

        593              662             744

        405              452             506

        398              446             502

        429              484             549

        2,712          3,027           3,400

        23,237        25,543          28,245

        34,528        38,286          42,708

Source:
J Blackwell Consultants supplied the population figures. The households’ figures were calculated using average household sizes of 3.23, 3.08 and 2.89 for 1996, 2001 and 2006 respectively.

2.3.2 Social and Affordable Housing Distribution

Table 15 indicated that a percentage higher than 20% of new household formations in Mayo over the period 2001 – 2006 are likely to present themselves as eligible persons as defined in Section 93(1) of the Act. Section 94(4)(c) of the Act makes provision for up to 20% of land zoned for residential or for a mixture of residential and other uses to be reserved for social and affordable housing.

Based on the current level of zoning within the county, Table 19 below sets out a spatial allocation of the estimated number of social and affordable housing units, which can be expected under Part V in Mayo between 2001 and 2006. This table also highlights the need for additional residential zoning in the settlements outlined in Appendix E. It is expected that policy to encourage development in these areas will go some way towards bringing about a reduction in the current high rate of development taking place on unzoned land.

Table 19
Spatial Allocation of Social and Affordable Housing Units under Part V in County Mayo between 2001 and 2006.

                Area
     Total New

    Households
   Total New      

  Households 

  Affected by           

      Part V
Social / Affordable

Housing  (20%)

Ballina

Castlebar

Westport

Claremorris

Ballinrobe

Ballyhaunis

Swinford

Remaining Defined Urban Areas (18 settlements)

Other Areas of Mayo

           Total
           447

           431

           249

             85

             56

             58

             67

            386

           2,795

           4,575
          358

          345

          199

           68

           45

           46

           54

Not yet zoned

Not yet zoned

        1,115
             72

             69

             40

             14

               9

               9

              11

               0

               0

             224



Note 1.  It has been assumed that no shortfall of zoned land shall occur in Castlebar.

Note 2.  Any new zoning provisions for areas classified in Table 19 as “Not Yet Zoned” shall lead to an upward revision of the estimated number of social and affordable houses to be provided by Part V.

Note 3.
The “Remaining Defined Urban Areas” includes the settlement of Charlestown, which presently has residential zoning provisions and thus could lead to an upward revision of the estimated total number of social and affordable houses, which will be provided under Part V.

Note 4.
It has been assumed that this housing strategy will run from 2001 – 2006. However, it is recognized that in implementing this strategy we will be dealing with a timescale that will begin in late 2001/early 2002 i.e. planning permissions granted after the incorporation of the strategy into the development plan. Arising from this lag effect and the reality that Part V will only apply to zoned land, the total of 4,575 new households has been discounted to a figure of 1,115, which reflects the likely rate of house completions to which Part V will effectively apply between 2001 and 2006.

2.3.3 Revision of Development Plans

This strategy has established that in the areas of Mayo, which have development plans with land use zoning provisions (except for Castlebar) sufficient capacity exists to accommodate projected increases in population numbers and households in those areas over the period of the development plan. However, as is evident from Table 19, there is an absence of residentially zoned land throughout the remainder of the county. To address this issue, residential zoning plans will be prepared by Mayo County Council for the areas specified in Appendix E. This will ensure that their future development is carried out with regard to the principles of proper planning and sustainable development. Zoning will be limited to the capacity and availability of land within each settlement, having regard to the available services and facilities within the settlement.

The proper implementation of this housing strategy will require a number of supplementary revisions to be made to existing development plans within the county. A listing of the revisions, which will need to be made, is attached at Appendix E.

3. Social and Affordable Housing

3.1 Background

Earlier sections of this strategy have identified the expected need for social and affordable housing over the life of the development plan 2001—2006. Table 15 revealed that more than 20% of new household formations in each year of the planning period will experience affordability difficulties. Table 19 presented a spatial distribution of social and affordable housing in the county on the assumption that the planning authority is prompted by the results set out in Table 15 to intervene in new housing developments to the maximum permitted extent of 20%. Intervention at this level is expected to yield 224 social and affordable units over the period in question.

At present the local authorities in Mayo are planning for the development of 620 housing units over the period 2000 – 2003 through their local authority housing programmes with the assistance of the Department of the Environment and Local Government. The emergence of Part V as an instrument of housing policy has clear implications for the existing arrangements and supports for the provision of social housing. In essence, intervention through the local authority housing programme will remain the primary vehicle for the delivery of social housing in the early years of the strategy, with a likely rebalancing post the life of the current multi annual program in 2003, when a greater proportion of social housing may be met from the land reserved under Part V of the Act. It is likely, however, even with the provision of social housing under Part V, that there will still be a need for a direct local authority-housing program in the county.

An evident consequence of this approach will be an outcome where the planning authorities are planning for the building of more houses than there will be households formed over the life of the development plan. In effect the housing waiting list will be reduced in the county. This approach should help to address some of the unresolved demand represented by the housing waiting lists of the four planning authorities in Mayo.

3.2 Issues considered

In preparing this housing strategy, the planning authorities in Mayo had regard to the following issues and tasks. Some of these tasks in particular will require further elaboration over the course of the implementation of this housing strategy.

3.2.1 Local Social and Affordable Housing Policies

It has been estimated that 224 social and affordable units will be provided over the course of the development plan on land reserved under Part V. The spatial distribution of these units (based on existing zoning provisions) has also been set out in Table 19. 

The final determination of the detail of social and affordable housing policies (site selection, housing design, housing mix, resident mix, special needs, etc) will be made through a series of consultations between representatives of the planning authority (both elected and at official level) and key stakeholders with a direct and legitimate interest in policy formation. It is expected that these will include:

· Social housing applicants;

· Private developers;

· Voluntary / co-operative /community housing organizations;

· Community groups, and representatives of other social groups such as travellers, the disabled, and the elderly;

· Existing communities and resident / tenant associations;

· Representatives of the real estate industry;

These consultations will address such issues as social mix, social integration, design of units, ownership objectives, range of house types and sizes, the management of common space and amenity areas, and objectives in relation to developing the role and participation of tenants organisations and the voluntary housing sector.

3.2.2 Current Local Authority Housing Stock

Utilisation of current local authority housing stock is relatively high within the four planning authorities in Mayo.

Vacancy rates within the existing stock are low and mainly related to short-term factors such as movement of tenants or re-developments in progress. Overcrowding has not emerged as a serious problem to date in Mayo, but a more comprehensive analysis of local authority housing stock utilisation (persons per bedroom) will be undertaken as an input to future decision making. This will assist in the analysis of current local authority housing stock by the planning authorities and will facilitate a pro-active approach to better utilisation and housing management. 

The condition of local authority housing stock in Mayo is also an important variable in determining local authority housing redevelopment priorities. An age analysis of the existing stock (excluding rural houses) in the ownership of Mayo County Council shows that only 30% of units are over 20 years old, and some 6% of properties are in excess of 30 years old. This analysis is summarized in Table 20 below. A more in depth analysis of the condition of current local authority housing stock, including rural houses is being carried out as part of a planned maintenance programme on an electoral area basis over the next four years.

Table 20
Age Profile of Social Housing Stock: Mayo County Council


Excluding rural houses.
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3.2.3 Provision of Local Authority Housing

The provision of local authority housing in Mayo has traditionally been funded through housing capital allocations made by the Department of the Environment and Local Government. In 2000 an agreement on multi-annual capital funding was reached with the department, which provided for the construction of 620 housing units over the period 2000-2003. 120 units were completed in 2000 and it is expected that a further 153 will be completed by the end of 2001. The balance of 347 is to be completed over the subsequent two years, some of which may be in developments to which the Part V provisions apply. Table 21 below presents summary data on the expected delivery of these local authority-housing units.

Table 21
Summary of Agreed Local Authority Housing Units 2000-2003
Proposed Starts
Mayo CC
Castlebar

UDC
Ballina

UDC
Westport

UDC
Total

4 year allocation 2000-03

Out turn 2000

Anticipated out turn 2001

Balance of 4 year programme

To be achieved 2002-03
   530

   120

   130

   280
   30

   ---

   20

   10
   30

   ---

   ---

   30

   
   30

   ---

   3

   27

   
   620

   120

   153

   347

Notes:
The Castlebar U.D.C. programme is being delivered by Mayo County Council in its development 

at Knockthomas, Castlebar, which is adjacent to the town in the County Council administrative area. This development of 114 houses will include a mix of social, voluntary and affordable houses.

The Ballina U.D.C. programme comprises a 100 unit housing development at Ardnaree and includes social, voluntary and affordable houses. 70 of these units fall under the voluntary and affordable schemes and are not included in the multi-annual allocation presented in Table 21.

The Westport U.D.C. programme will be provided substantially on lands currently the subject of a compulsory purchase order.

It is anticipated that the provision of these local authority-housing units will be supplementary to 

the 224 units identified through Part V intervention. In preparing this housing strategy therefore, the agreed allocation of local authority housing units have been factored into total supply, up to and including the year 2003. The current multi-annual programme will conclude at the end of 2003. Thereafter it is possible that some re-balancing of local authority housing may take place in terms of provision under Part V or under a newly established multi-annual programme.

3.2.4 Affordable Housing

In accordance with Section 93(1) of the Act, the term “affordable housing” is understood to relate to housing which is available for purchase. The term “house” is interpreted in accordance with the definition provided at Section 2 of the Act. In preparing this housing strategy therefore, the planning authority has interpreted affordable housing to mean the provision of housing for purchase by eligible persons (as defined in the Act). Such affordable housing may be provided either through:

· The local authority itself (in accordance with Part V of the Act and under the existing affordable and shared ownership schemes) ;

· Private developers (in accordance with Part V of the Act) ; or

· The voluntary and co-operative housing sector ( in accordance with Part V of the Act).

In deciding on the range and type of social and affordable housing in Mayo the planning authorities must have regard to Section 94(5) of the Act, and will pay particular attention to the following factors:

· Local policy and local social /community issues;

· Profile of existing social housing stock and patterns of best utilisation;

· Special needs housing requirement;

· Existing social and private housing mix;

· Access to essential infrastructure;

· Visual and amenity value of developments;

· Promotion of social integration.

In identifying the level of affordable housing to be provided in a particular area, the planning authority will also have regard to the wider development needs of the area in question over the life of the development plan. (See also section: 3.2.5 on “The balance between social and affordable housing”).

Mayo County Council has currently two schemes of affordable housing in progress. These developments are located in Castlebar (30 units) and Westport (54 units), where the need for affordable housing was identified as being greatest.

It is the policy of Mayo County Council to integrate future affordable housing units with social and voluntary housing developments in order to provide a mixture of tenures to counteract social segregation. In the 2001 and 2002 housing programmes, it is planned to provide affordable housing in accordance with this policy in the Knockthomas housing development in Castlebar (approx. 30 units) and the Ardnaree development in Ballina (approx. 30 units).

3.2.5 The balance between Social and Affordable Housing on land provided under Part V.

In order to facilitate the allocation of housing between social and affordable, the council will use a mechanism, which will allow for a ratio of 1:1 to be allocated respectively.

The local authorities will, however, when deciding on the ratio to be allocated in individual developments have regard to the existing local need and special needs requirements that exist in the community.

An allocation of affordable units with no allocation of social units will generally not be allowed. However, there are some instances where an allocation of social housing may increase already established social divides and thus have a detrimental effect on the social character of the community. To avoid such negative impacts, specific scenarios are stipulated below to show where flexibility will be necessary in allocating between social and affordable housing:

· In areas where there is an existing high level of social housing, the social/affordable ratio will be weighted towards affordable so as to lessen any further imbalancing of tenure.

· In areas where due to higher than average house prices, affordable housing is particularly needed, the ratio will be weighted in its favour.

Policies to deal with these scenarios are presented below:

· Weighting against social housing to achieve a more balanced tenure:
In locations where the existing proportion of social housing is equal to or greater than the average for the county, then the proportion of social housing allocated should be restricted to the countywide equivalent. However, there may be cases where the level of social housing is so high as to warrant that any social housing allocation should be reduced to half that of the countywide level.

In situations where the existing level of social housing is less than the average for the county and there is a proven need for affordable or social housing in the area, then the allocation of social housing can be increased up to twice the countywide level.

In the majority of cases though, it is anticipated that the social/affordable allocations will be adjusted on the basis of proven demand and local tenure profiles.

· Weighting in favour of affordable housing:
In areas where house prices are significantly higher than the average, the provision of affordable housing should receive priority. In such cases the proportion of affordable housing allocated may exceed the benchmark ratio and may at its maximum, only allow for affordable housing being provided.
3.2.6 Voluntary Housing Sector

It is expected that the role of the voluntary housing sector (voluntary housing associations, co-operative associations and community associations) will feature strongly over the course of the development plan. This housing strategy has been based on the expectation that through the implementation of Part V, planning authorities can work more closely with the voluntary housing sector to expand significantly their contribution to construction capacity across the county. This expectation of an advanced role for the voluntary housing sector reflects a belief that the sector has remained somewhat under-developed to date. The sector represents a potentially valuable resource within the county. Planning authorities will therefore consult carefully with the sector through the life of the development plan in order to identify and agree opportunities for their participation in the construction of social and affordable houses. This consultation will initially focus on those associations which are currently working in Mayo or which have expressed an interest in working in the area. Table 22 details those voluntary housing sector schemes, which are either underway or at planning stage in Mayo:

Table 22
Projected Support to the Voluntary Housing Sector 2001/2002
Name:






No. of Units

Aghamore VHA






10

Clar IRD Claremorris





4

Louisburgh Community HA




5

Carracastle VHA






6

Lacken Housing Assoc. Ltd.




6

Ballyhaunis Social Housing Ltd.




30

Respond Ballyhaunis





20

Respond Castlebar





4

St. Pancreas Bunnacurry Achill




15

St. Pancreas Swinford





10

St. Pancreas Claremorris





15

St Pancreas Killala Rd. Ballina




32


3.2.7 Overview of Total Housing Provision

Table 23 presents an overview of total housing provision over the life of the development plan. The total new household formations anticipated between 2001 and 2006, is 4,575 as already noted in Table 19. The level of local authority housing is based on the data in Table 21 above. Table 23 below indicates that the planning authority intends to combine the agreed output under the existing multi-annual programme together with the opportunity represented by Part V to deliver housing in the county at a rate slightly ahead of the anticipated rate of household formation. The implication of the application of this strategy will be that the planning authority will be able to meet some of the affordable housing need while at the same time bringing about a managed reduction in the existing housing waiting list. This reduction, it should be noted, is also being facilitated by the 70 casual vacancies, which arise on average, annually throughout the county in existing council housing stock.   

Table 23
Total Housing Provision over the Development Plan 2001-2006

2001—

2002
2002—

2003
2003—

2004
2004—

2005
2005—

2006
Total

Household Formations

Total demand: Private

Sector

Social and affordable Housing (including Part V)

Total Supply
 915

 915

 410

 1,325


 915

 859

  86

 945
 915

 859

  86

 945
 915

 859

  83

 942
 915

 859

  56

 915
 4,575

 4,351

    721

  5,072

Note 1:
The figure of 915 in the first row corresponds with the average annual number of household formations identified in Table 2.

Note 2:
The total figure of 721 for social and affordable housing includes the 224 units identified in Table 19. The remaining units will be provided through the multi-annual social housing programme.


The principal factors, which have influenced this analysis, are summarized as follows:

· As indicated in the notes on Table 19, it is believed that with existing zoning provisions, some 3,181 households from the total of 4,575, will be developed on unzoned land. This estimate has been based on the spatial distribution of future population for County Mayo presented in Table 18. This highlights both the very rural nature of housing in Mayo and an absence of any residentially zoned land at present outside of the three U.D.C. areas, the four scheduled towns and one other settlement.  (See Appendix E  for notes on revisions to the development plans aimed at addressing these issues). 

· The time lag involved in applying Part V to new housing developments, will result in an estimated 278 housing units already having been approved or started out of a total of 1,393, which are expected to be developed in zoned areas where Part V will apply. Thus, of the 4,575 units to be developed over the course of the development plan, some 1,115 will be subject to the provisions of Part V.

· The requirement identified by the council to reserve 20% of developments for the purposes of social and affordable housing, suggests that a total of 224 units will be made available through the application of Part V. It is anticipated that the private sector will produce 4,351 units (3,181 on unzoned land, 278, which will have been approved prior to the application of Part V, and 891 which will be developed following the application of Part V.

· The provision of local authority housing funded by capital allocations from the Department of the Environment and Local Government will be as agreed under the current multi-annual programme to the year 2003.

· Unlike the retrospective focus of local authority housing (i.e. addressing an accumulated housing need), this housing strategy reflects the forward looking focus of Part V in anticipating housing need. As is evident from Table 18 it is expected that a number of households in the county will experience housing affordability problems over each year of the development plan. The affordable housing to be produced under Part V, combined with the continued provision of social housing, will provide a significant response to this issue.

Table 24 below shows the types of households currently represented on the housing waiting lists across the four planning authorities in Mayo.

Table 24
Housing Waiting lists by Household Type

Including elderly person applicants and travellers.

Category of

Household
Mayo CC
Castlebar
Ballina
Westport
Total
  %

Couples without  children

Couples with 1 child

Couples with 2 children

Couples with 3 or more children

Lone parent with 1 child

Lone parent with 2 children

Lone parent with 3 or more children

Single person households

Total


   183

     95

     67

     83

   201

     65

     52

    446

  1192
    20

      9

    12

    15

    14

    21

    23

    35

   149
    48

    23

    25

    18

    80

    33

    13

    71

  311
    37

    32

    18

    13

    75

    20

    18

    73

   286
  288

  159

  122

  129

  370

  139

  106

  625

 1938
  15

  8.25

  6.25

  6.75

  19

   7

  5.5

32.25

100

It will be an objective of the local authorities to ensure that a mixture of house types and sizes are provided in each residential development. House design and layout should reflect the requirements of different categories of households within the county – particularly those with special needs requirements. This aspect needs to be examined closely in order to better match the demand for various house types expressed in the housing waiting list (shown above) with the house types supplied by future social and affordable housing developments.

3.2.8 Special Needs Housing

The requirements of those with special housing needs are catered for in this housing strategy in the following ways:

· Elderly persons’ needs are addressed through the provision of specific types and sizes of households. Many developments in Mayo have already included specific accommodation for the elderly, which tends to be smaller, more accessible and closer to essential services.

· Provision for the needs of homeless persons is currently being addressed in a separate strategy being prepared to deal with homelessness by the Homeless Forum. This forum includes representatives from Mayo County Council, the Western Health Board and voluntary organizations providing homeless services. The strategy is due for completion by September 2001 and will include comprehensive arrangements to deal with homelessness in Mayo.

· The particular needs of the disabled have been recognized by the planning authorities and measures have been developed in conjunction with the voluntary/community housing associations to address those needs.

· The needs of travellers are covered by separate leglislation. Mayo County Council’s Traveller Accommodation Plan 2000 – 2004 (as adopted by the council on 27 March 2000) estimated that 130 units of accommodation will be needed to cater for traveller families during the lifetime of the plan: 49 awaiting accommodation at the moment and an additional need of 81 has been estimated up to the end of the year 2004.

3.2.9 Summary of Social and Affordable Housing Policy

The social and affordable housing policy developed by the planning authority is primarily focussed on addressing those housing needs identified under Section 9 of the Housing Act, 1988, and on fulfilling the authorities obligations in relation to the affordable accommodation needs of eligible persons under Part V of the Planning and Development Act, 2000. A number of important principles have been recognized by the planning authority in the preparation of this model housing strategy, and these principles will continue to inform the actions of the authority in implementing the strategy. Among these principles are the following:

· The planning authority will engage in active dialogue with developers in relation to the operation of Part V. In particular, dialogue on the negotiation of the transfer of land or sites will be opened at the earliest possible stage in pre-planning discussions.

· In negotiating agreements with developers, the planning authority will have due regard to the business environment in which developers operate.

· The planning authority will consult in particular with the voluntary and co-operative housing sector, with a view to extending the role and participation of the sector in the provision of social and affordable housing. 

· For the purposes of promoting social integration, the planning authority would prefer to reach agreement with the developer for the provision of houses (rather than sites or land). The question of social integration will be considered on a case by case basis, and decisions relating to street level integration or the development of areas on the basis of tenure, will have regard to existing housing patterns in the area in question, existing facilities in the area, and arrangements for the overall management of the development.

· Aside from developers and house builders, the planning authority will also maintain a dialogue as necessary with other stakeholders in the development process such as resident and community groups, and commercial and business interests in a particular area.

· Through the period of the development plan, it will be the intention of the planning authority to ensure that the design and mix of houses to be delivered under the multi-annual local authority house building programme should be as fully as possible aligned with the household types identified in Table 23 above.

· The design and mix of affordable housing will be determined in the course of negotiating agreements with developers under Part V.

3.3 Assumptions Made

The social and affordable elements of the housing strategy for Mayo require that a number of assumptions should be made. Among the most important assumptions are the following:

· Social housing provision over the period 2004 – 2006 will reflect the broad trends evident in the immediately preceding years although the way it is delivered may alter significantly towards a greater partnership with the private sector. In essence, intervention through the local authority housing programme will remain the primary vehicle for the delivery of social housing in the early years of the strategy, with a rebalancing after the life of the current multi-annual programme in 2003, with a greater proportion of  the social housing need to be met from the land reserved under Part V of the Act. It is likely, at that stage, even with intervention in the provision of social housing under the Part V provisions, that there will remain a need for a direct local authority housing  programme in the county. 

· The social housing lists have been used as the only measure of demand for social housing.

· The application of Part V, and in particular the reservation of houses or land under Section 94(4)(c), will require the planning authorities to adopt a more proactive stance in relation to housing design, density and mix in relation to those development sites which are subject to the provisions of Part V. For example this will involve the planning authorities in a more direct and earlier dialogue with developers in matters relating to the lay-out of sites and the number of housing units to be provided. This in turn should assist the planning authorities in working with developers to ensure that housing output reflects demand (including that element of demand which might not necessarily be eligible for affordable housing assistance – for example, some single person households, some first time buyers, etc.).

3.4 Conclusions Reached

The principal conclusions reached in this section of the housing strategy are as follows:

· 4,575 additional households will be formed in the county over the life of the development plan;

· the application of Part V of the Act provides a mechanism to meet 224 of these new household formations;

· the planning authority will aim to achieve a level of housing provision in excess of the level of household formation which will reduce the current combined housing waiting list;

· The demand for specific house types indicated in the social housing waiting lists, needs to be more fully reflected in the design and size of future housing stock;

· Some 157 houses are currently under construction or at planning stage through the voluntary housing sector. Scope to increase this level of output will need to be examined if the sector is to participate more fully in housing provision under Part V;

· It is the intention of the planning authority to work closely with private developers and the voluntary housing sector so as to create a business environment which will allow for the fullest possible delivery of housing units over the life of the development plan.

Appendix A:

Population data – Mayo   

Table A.1
Adjusted Household Numbers and Population Forecasts – Mayo
  Year
   Household

    Numbers
   Additional

  Households
     Average

   Household

        Size
    Population

   1996

   1997

   1998

   1999

   2000

   2001

   2002

   2003

   2004

   2005

   2006
      34,477

      35,229.4

      35,981.8

      36,734.2

      37,486.6

      38,239

      39,186.6

      40,134.2

      41,081.8

      42,029.4

      42,977
       ------      

      752.4

      752.4

      752.4

      752.4

      752.4

      947.6

      947.6

      947.6

      947.6

      947.6
          3.23

          3.2

          3.17

          3.14

          3.1

          3.08

          3.04

          3

          2.96

          2.92

          2.89
      111,524

      112,779.2

      114,034.4

      115,289.6

      116,544.8

      117,800

      119,098.8

      120,397.6

      121,696.4

      122,995.2

      124,249

Source:
“Population and Household Projections for County Mayo” Prepared by Jonathan Blackwell and Associates. 

When the additional households for each year from 2001 up to 2006 are averaged out, an average annual number of 915 is arrived at.

Appendix B:
Income Data – Mayo 

Table B.1

Household Incomes – National (1994/1995)
Income Range
   Weekly

 Disposable

    Income

     (IR£)
    % of all

  Households

     in each

   Category
    Rolling Average

  Disposable Weekly

  Household Income

            (IR£)
    Average Annual

         Disposable

         Household

        Income (IR£)

  1st Decile

  2nd Decile

  3rd Decile

  4th Decile

  5th Decile

  6th Decile

  7th Decile

  8th Decile

  9th Decile

10th Decile
 <£77.92

 <£121.60

 <£154.70

 <£206.39

 <£268.76

 <£340.89

 <£425.89

 <£524.18

 <£698.69

 >£698.69
      11.57

      10.54

        9.48

        9.60

        9.74

        9.56

        9.81

        9.58

        9.78

      10.34
           62.75

           98.25

          133.84

          173.72

          215.16

          264.04

          321.60

          384.41

          469.92

          695.31


           3,263

           5,109

           6,960

           9,033

          11,188

          13,730

          16,723

          19,989

           24,436

           36,156

Source:

CSO, Household Budget Survey, 1994/95.

Table B.2         National and Mayo per Capita Household Disposable Income (IR£)


1991
1992
1993
1994
1995
1996
1997


        State
5,749
5,954
6,367
6,510
7,069
7,600
8,527


        Mayo
5,005
5,231
5,555
5,660
6,151
6,592
7,348


Mayo as a %

of State
  87
 87.8
 87.2
 86.9
 87
86.7
86.2


   Source:
CSO, Household Incomes Regions and Counties, 1991-1997

Appendix C:
House Price Data – Mayo 

Table C.1
Average House Prices 1995 – 2000 with year on year percentage increases for Mayo and State.



     1995
     1996
     1997
     1998
      1999
     2000

% increase

MAYO

   51,970
   +  .54%

    52,249
   + 23.12%

    64,328
   + 9.4%
    70,376
   + 20.56%
     84,846
   + 15.5%
     97,952

% increase
STATE

   60,912
   + 8.64%

    66,174
   + 26.12%

    83,461
   + 15.24%

    96,181
   + 24.72
     119,953
    + 18%

   141,660

1995 – 2000
Overall Percentage Increase for Co. Mayo

88.5%

1995 – 2000
Overall Percentage Increase for the State

132.5%

Thus, house prices in Mayo are increasing at a rate of 66.8% of the National increase.

Source:
Department of the Environment and Local Government.

  Table C.2
House Price Increase Projections for Co. Mayo


Based on the assumption that house prices in Mayo are increasing at a rate of 65.26% of 



the National increase. (See Table D.1)

    Year

     2001

     2002

     2003

     2004

     2005
                            Annual % Increase for New House Prices in


               The State
                      Mayo


                        15

                        12

                         9

                         8

                         7
                            9.79 

                            7.83

                            5.87

                            5.22

                            4.57

                  

Note:
The national figures are taken from: New house price increase projections in “The Housing Market in Ireland: An Economic Evaluation of Trends and Prospects” (Bacon June 2000).

Note:

Constructing a House Price Forecast for Mayo

House price increase projections for Mayo based on Mayo County Council’s House Price Survey predict a 5% increase for both 2001 and 2002. These figures conflict with the increases forecast in Table C.2 above, but as they were supplied by local auctioneering sources, are regarded to be the more accurate. An increase of 5% was factored in for the remaining years up to 2005 based on increases in Table C.2 above which range from almost 6% in 2003 to almost 4.5% in 2005. It should be noted here that fluctuations in house prices will be closely monitored and a review of the housing strategy will take place if significant changes are observed.

Table C.3
House Price Increases: 1996 - 2005

[image: image8.wmf]House Price Increases    1996-2005

House Price Increases    1996-2005

For Mayo and State

For Mayo and State

.

   

96-00 actual        01-05 forecast
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Table C.4

Estimated 1999 Housing Stock Value Distribution
                        Range (IR£)
                   % of all Mayo Houses

                          0 to 50,000

                      50,000 to 70,000

                      70,000 to 90,000

                     90,000 to 110,000

                    110,000 to 130,000

                    130,000 to 150,000

                    150,000 to 170,000

                    170,000 to 190,000

                    190,000 to 210,000

                     210,000 and over

                            Total
                                      6.64

                                    19.62

                                     32.6

                                    21.58

                                      9.5

                                     4.44 

                                     2.56

                                      1.1

                                      .86

                                     1.04

                                    100.0

                                   

Source:
Department of the Environment and Local Government.

Appendix D:
Annuity Formula
Section 93(1) of the Planning and Development Act, 2000, defines an eligible person as a “person who is in need of accommodation and whose income would not be adequate to meet the payments on a mortgage for the purchase of a house to meet his or her accommodation needs because the payments calculated over the course of a year would exceed 35% of that person’s annual income net of income tax and pay related social insurance”.

The nature of this definition requires planning authorities to relate the mortgage repayment on a house of a particular price to the after tax income (as defined above) of an applicant. If the monthly cost of servicing a mortgage (for a given house price) is greater than 35% of the applicants after tax income, then the applicant can be deemed eligible as defined in Section 93(1).

To assess eligibility under Section 93(1), the following annuity formula was used to compare monthly after tax income with the monthly mortgage servicing costs associated with a particular house:








   - n   







1 – (1+i )







_______




PV
=

Pt

                  







      i                                   

Where,



PV
=
total loan size





(no greater than 90% of Market Value – Section 93(1))



Pt
=
monthly repayment amount




i
=
monthly interest rate



n
=
number of months over which loan is to be paid                                             

A worked example is presented on the following page.

Annuity Formula:

A worked example using 35% affordability threshold.

From Table 9 in Section 1.2.5 we select the lowest decile income for the year 2001, i.e. £5,763, and identify the maximum house price such a household could afford without breaching the 35% affordability threshold set in Section 93(1) of the Act. We assume the household can borrow 90% of the value of the house in question and agree a repayment term of 25 years (300 months), at an interest rate of 6% per annum. Monthly income is £480.25. If we let the price of the house be x, and plug the other data into the formula outlined on the previous page, we can solve for x as follows.








          - 300   


0.9 x
=
0.35 *
480.25

1 – (1 + 0.005)







_________________







          0.005


0.9 x
=
0.35 *
480.25

1 –  0.223965







___________







      0.005


0.9 x
=
0.35 *
480.25 *

    155.207


0.9 x
=
26088.35

x      =
28987
(which is the corresponding affordable house figure in Table 11 of 



Section 1.2.5)

Appendix E

 Revision to Current Development Plans
Mayo County Development Plan

· Establish sufficient zoning provisions for Castlebar. 

· Establish prioritized residential zoning  for the environs of Ballina, Castlebar and Westport.
· Establish prioritized residential zoning for: Crossmolina, Belmullet, Foxford, Kiltimagh, Killala, Knock, Newport, Shrule, Balla, Achill Sound,  Keel-Dooagh, Kilkelly, Bangor Erris, Ballycastle, Ballindine, Louisburgh, Cong , Mulranny, Kilmaine and other lower order settlements where significant infrastructure such as a school, church, shop and post office exist.
· Policy to develop 20% of residential zoned land for social and affordable housing under Part V of the planning and development Act, 2000. While this will be adopted as a general policy, the planning authority will nevertheless continue to have regard to the particular circumstances of each case. Where the planning authority believe that the circumstances surrounding a particular development warrant it, a percentage lower than 20% may be reserved for social and affordable housing.
· Policy to encourage integration of social and affordable housing within developments.
In the interim period between the Housing Strategy being adopted and the residential zoning in support of the strategy being in place, development, which would prejudice the implementation of the strategy, will be discouraged.

Ballina U.D.C., Castlebar U.D.C. and Westport U.D.C. Development Plans and the Development Plans of all other areas within the county.
· Policy to develop 20% of residential zoned land for social and affordable housing under Part V of the Planning and Development Act, 2000.

· Policy to encourage integration of social and affordable housing within developments.

Regard needs to be had to the following policies in the review of the county development plan:

· Policies to promote a more sustainable approach to rural housing.
· A policy on the need to reduce urban sprawl and maintain clearer physical breaks between the edges of settlements and countryside.

Appendix F

Organisations Who Made Written Submissions
· Threshold.

· Killasser Community Care, Swinford.

· Crossmolina Community Council

· Irish Home Builders Association

· South West Mayo Development Company, Newport.

· East Mayo Local Development Programme, Kiltimagh.

· Irish Council for Social Housing.

· Tourmakeady and Finney, Local Residents Group.

· Irish Wheelchair Association.

· Lacken Development Association, Lacken Carrowmore.

· Mulranny Day Centre Housing Company.
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Mayo: Household Disposable Income IR£ for 2001 According to ID (Income Decile)                                                                                          
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Population and Household

Forecast : Mayo                             
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Household Nos. and Population :

Average Annual Increases            

                                                    

		Population

		1996 : 111,524

		2001 : 117,800

		2006 : 124,249



		Average Annual Increase = 1.14%



		Household Nos.

		1996 : 34,477

		2001 : 38,402

		2006 : 42,977



		Average Annual Additional Households from 2001-2006 = 915
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Estimating Housing Demand
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