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Executive Summary 
1. Turley – in partnership with Edge Analytics – has been commissioned by Eden District 

Council (‘the Council’) to produce this Strategic Housing and Economic Needs 

Assessment (SHENA) which will form part of the evidence base for the emerging review 

of the Local Plan, being undertaken in the context of a revised National Planning Policy 

Framework (NPPF). 

2. The SHENA is intended to meet the requirements of the NPPF and its associated 

guidance, providing the Council with robust and up-to-date evidence on the future 

need for both housing and employment land over the emerging plan period (2020-40). 

It principally focuses on the area that will be covered by the new Local Plan (‘the plan 

area’) and seeks to exclude, wherever possible, those parts of the district designated as 

National Parks. The district continues to be treated as a self-contained housing market 

area, an approach accepted by the Inspector examining the current Local Plan and 

consistent with the views of neighbouring areas that have again been found to share a 

relationship with Eden. This does not mean that the district is homogenous, though, 

with different parts possessing unique characteristics as is clear from analysis in this 

report and earlier evidence of distinctive sub-areas.  

Recent trends in the local economy and housing market 

3. This report has profiled recent trends in both the housing market and the local 

economy, finding that: 

• The district’s housing stock has grown as planned over the initial six years of 

the current Local Plan period, with the average provision of 242 dwellings per 

annum since 2014 – albeit with a rising trend – precisely aligning with the 

adopted requirement for this geography. The vast majority of these new homes 

(235) have been delivered in the plan area, with Penrith making a particularly 

significant contribution in line with the spatial distribution strategy in the 

adopted Local Plan. Larger detached houses remain prevalent following this 

development, having been delivered more often than other unit types in recent 

years. In contrast, the district has relatively few small homes with only one 

bedroom, and has seen few such homes delivered recently. Affordable housing 

has also been provided through recent delivery, with an average of 49 such 

homes completed in each of the last five years; 

• The population of the district has grown faster than that of Cumbria in recent 

years, if lower than seen regionally or nationally, with the plan area largely 

responsible for this growth. Population growth has been driven by net in-

migration, particularly of those approaching retirement but with notable signs of 

an improving trend amongst younger people that have historically tended to 

move elsewhere. Migration has generally offset the impact of a continuing 

excess of deaths over births that would otherwise naturally reduce the 

population, but it has not prevented a gradual ageing. There has been 

substantial growth in the older population aged 65 and over, and a slight fall in 

the number of residents aged 16 to 64 in recent years; 
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• Housing affordability remains an issue, but has not worsened in recent years. 

The ratio between house prices and earnings has been relatively stable over the 

past 15 years, with the national ratio rising in this time to now align closely with 

Eden. The district’s ratio remains high compared to Cumbria and the North West, 

however, due both to higher house prices – particularly to the west of the 

district, but far from uniform – and lower earnings. Where this ratio necessarily 

captures sales throughout the whole district, it can be observed that certain 

house price metrics for the plan area specifically fell in the year to 2019, and may 

well be affected – in as yet unforeseeable ways – by the coronavirus pandemic 

that has curbed activity in the year to date; 

• Some 169 net additional jobs have been created annually throughout the 

district since 2009, on average. This has been driven in large part by newly 

created jobs in wholesale, retail, transportation, storage, accommodation, food 

and agriculture, with these sectors offsetting job losses in construction, 

manufacturing and social work. These changes have reinforced the distinctive 

employment profile of Eden, which is oriented towards the visitor economy but 

also has strengths in agriculture, forestry, public administration and logistics. 

Most businesses in the district – with notable exceptions – employ fewer than 

ten people and are therefore classified as micro-businesses, but small and 

medium-sized businesses have accounted for a relatively large share of recent 

growth; 

• New employment space has been provided in the district in recent years, 

including offices, warehouses and industrial premises. This has added to an 

existing stock that is largely concentrated in Penrith, albeit industrial sites and 

warehouses are also located across other parts of the plan area to the north 

along the M6 corridor and in the other larger settlements. These premises are 

largely occupied with an extremely low vacancy rate, across all property types 

but especially for warehouses and industrial buildings where take-up in more 

recent years appears to have slowed as a result; and 

• Eden remains characterised by relatively high rates of economic activity 

amongst its resident population, with a consistently low unemployment rate 

that was last year lower – at 1.5% – than recorded in at least 15 years. The 

early impact of the ongoing pandemic is unfortunately yet to be reflected in 

these official datasets, but timelier – if not directly comparable – indicators 

suggest that the claimant rate has risen sharply since March while local 

employers made use of the furlough scheme in relatively large numbers. Where 

there is naturally uncertainty around the duration and permanence of such 

impacts, the long-term trend is one of pressure in the labour market that is 

unlikely to abate where the working age population continues to decline. 

Future employment growth 

4. Planning Practice Guidance (PPG) endorses the use of employment forecasts, alongside 

other datasets, for the purposes of understanding the future needs of businesses. Up-

to-date forecasts – unfortunately produced at an exceptionally uncertain time, but 

nonetheless retaining long-term value – have therefore been obtained from Experian 

and Cambridge Econometrics, via Cumbria County Council. These unavoidably relate 
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only to the district, rather than the plan area, but it is considered reasonable to assume 

that most – if not all – of the additional jobs forecast will be located in this smaller 

geographic area. 

5. Both forecasts envisage continued job growth in Eden, but Cambridge Econometrics – 

in forecasting the creation of circa 215 jobs per annum over the plan period – are 

considerably more positive than Experian who forecast an average of only 60 

additional jobs per annum in this time, largely due to an assumed slowing after 2025. It 

is immediately apparent that the midpoint between the forecasts – often used in 

studies of this nature – is, at circa 137 jobs per annum, not dissimilar to the recent 

trend that has seen an average of 169 jobs created each year nor indeed the 135 jobs 

annually targeted by the existing Local Plan. Blending the forecasts in this way also 

appears, in most cases, to provide a reasonable outlook for individual sectors in Eden 

when benchmarked against recent trends and accounting for extant economic 

strategies. Such a blended forecast allows for the future creation of jobs relating to 

accommodation, food, health, social work, construction and education, for example. 

6. The report has, though, identified a need to carefully adjust the outlook for the locally 

significant retail/wholesale and transportation/storage sectors, where the forecasts 

imply a marked slowing of recent job growth in each sector which does not align with 

the commercial intelligence collected or the insights offered by Cumbria County 

Council and the Local Enterprise Partnership. These adjustments, which introduce the 

past trend into the calculated average for these sectors only, elevate the blended 

forecast to suggest that 176 jobs per annum could be created across Eden over the 

plan period. 

Future housing needs 

7. The revised NPPF introduced a new, standard method for determining the minimum 

number of homes needed, which adjusts 2014-based household projections based on 

the current relationship between house prices and earnings. This method can be simply 

followed to establish a minimum need for 95 dwellings per annum across the district, 

albeit – when applying checks recommended by the PPG – this does appear an 

unreliable estimate given that it equates to only half the homes delivered on average in 

this area each year since 2003, and is still lower than the higher rate of provision 

assessed as needed and subsequently delivered during the current plan period. 

8. It is more complicated to apply these checks, or indeed apply the standard method to 

begin with, for the plan area alone given that the input datasets are not published for 

this geography. A version of the 2014-based household projections has, though, been 

developed for this area which accounts for the negative effect of population decline in 

the National Park areas and suggests a minimum need for 107 dwellings per annum in 

the plan area alone. This, like the district figure, is less than half the 235 dwellings 

annually delivered in this area since 2014. 

9. Modelling presented in this report suggests that simply meeting the minimum need, in 

this context, would slow the recent rate of population growth in the plan area, and 

result in a profile of growth that is oriented towards older age groups with the working 

age population contracting by some 9% over the emerging plan period. It is estimated 

that the labour force could support only 45 additional jobs per annum in this scenario, 
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contrasting with the earlier identified potential for stronger employment growth that is 

assumed to be largely concentrated in the plan area and thus is likely to require a 

commensurate increase in housing provision therein, if it is to be realised, in order to 

accommodate the necessary labour force. 

10. Further modelling suggests that approximately 200 dwellings per annum could be 

needed in the plan area over the emerging plan period (2020-40) to support the 

number of jobs anticipated to be created under the lower job growth scenario, which 

simply blends the two forecasts sourced to inform this report, but this increases to 

circa 226 dwellings per annum for the adjusted, higher scenario. Establishing an 

alternative level of housing need, beyond a standard method that does not appear fully 

representative for Eden, inevitably requires a degree of judgement but these scenarios 

are considered to offer valuable reference points to the Council to inform future policy 

for the plan area. The latter in particular would broadly sustain the recent rate of 

delivery in the plan area, and either scenario would enable more pronounced growth in 

younger working age groups than could be supported by simply meeting the minimum 

need implied by the standard method. 

11. Beyond the overall number of homes needed, the NPPF requires assessment of the size 

and type of housing needed in the plan area. The modelling indicates that growth will 

be led, in each scenario, by couples without children, one person households and 

households with children. This suggests, based on the housing currently occupied by 

such households in Eden, that additional households are most likely to require three 

bedroom properties (43%) with a lesser – though not insignificant – need for smaller 

two bedroom properties (c.26-27%) and larger properties with at least four bedrooms 

(c.24-25%). The implied need for one bedroom properties is much smaller at 6%. It is 

estimated that some 75% of additional homes would need to be houses to deliver this 

mix, with a smaller need for bungalows (15%) and flats (10%). This represents only 

illustrative modelling of available evidence, however, which can be used for guidance 

and monitoring purposes but should not be prescribed as an explicit requirement for 

individual sites given that they will need to respond to changing market demands, 

reflect the local context and take account of viability considerations. 

Related need for employment land 

12. The employment forecast scenarios introduced above have been used to estimate the 

amount of employment land – suitable for offices, industrial premises and warehouses 

– that could be needed over the plan period. This recognises that they form one of the 

approaches recommended in the PPG to undertake such a calculation of need. 

13. While most of the additional jobs envisaged in the two employment growth scenarios – 

in sectors such as accommodation, food and health – are unlikely to require such land, 

certain jobs are expected to require offices (1.2ha) and warehouses, with the implied 

need for the latter notably increasing (from 0.8ha to 5.5ha) in the adjusted job growth 

scenario. Forecast job losses mean that, in contrast, a negative requirement for 

industrial space is implied, which implies an overall net need for between 1.5ha and 

6.2ha of employment land under scenarios linked to the employment forecasts. 

14. In accordance with the PPG, a further demographically derived scenario has also been 

developed to reflect the minimum need for housing implied by the standard method, 
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and its estimated ability to support the creation of circa 45 new jobs per annum. This is 

lower than the forecasts and consequently reduces the implied net need for 

employment land to only 0.3ha. 

15. A simple continuation of recent delivery rates – where they are considered to provide 

an indication of future needs by the PPG – could in contrast generate a greater need 

for employment land than implied by the forecasts, requiring circa 10.2ha in total. 

16. The above represent net estimates, making no allowance for losses – that would 

otherwise diminish the stock of employment space – nor establishing a buffer to 

enable choice and flexibility. When making indicative allowances for such factors, the 

overall need for employment land increases and can be estimated to range between 

7.7ha and 17.6ha. This can be reasonably narrowed by removing the labour supply 

scenario and the blended employment forecast – respectively considered likely to 

underestimate future growth in the labour force, and understate the development that 

could result from a continuation of recent delivery trends – to leave a smaller range of 

between 13.6ha and 17.6ha. The Council can justifiably select an employment land 

requirement within this range or indeed above, if it wishes to offer still greater choice 

and flexibility to businesses beyond the allowances made in this calculation or reflect 

wider economic objectives/strategy. 

Affordable housing need 

17. The PPG retains a well-established methodology through which the need for affordable 

housing is separately assessed, as required by the NPPF. 

18. The first stage of the calculation establishes the scale and profile of affordable housing 

need in gross terms, capturing circa 757 households throughout the plan area that 

have joined the Council’s housing register as of July 2020. A further need for around 

223 affordable homes could also be expected to arise in each year of the emerging plan 

period, as new households form and existing households’ circumstances change. 

Combined, these factors could generate a gross need for around 261 affordable homes 

per annum over the emerging plan period with around half requiring properties with 

one bedroom. 

19. The PPG requires supply to be subsequently taken into account, allowing for lettings, 

the release of occupied affordable homes and committed supply. This indicates that 

approximately 216 affordable homes could become available annually over the plan 

period, falling below the estimated gross need to suggest that there could be a net 

need for 45 affordable homes per annum over the plan period. This appears to 

predominantly relate to one bedroom properties, but the assumptions necessarily 

applied in the calculation mean that this should be closely monitored by the Council to 

reflect the profile of households registering their need for homes and the availability of 

appropriately sized housing. 

20. When considered in the context of its likely delivery alongside market housing, as 

required by the PPG, provision of as few as 149 dwellings per annum could conceivably 

meet this net annual need for affordable housing in full, based on the Council’s existing 

policy of seeking 30% affordable housing. This numerical exercise does, however, 

undoubtedly overstate the contribution of certain sites, not all of which are required – 
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or indeed able – to adhere to this policy. It also takes no account of the need to 

continuously replenish the stock of affordable housing. With an earlier conclusion that 

at least 200 dwellings per annum are likely to be needed across all tenures, the 

prospect of delivering as many as 60 affordable homes per year in this scenario – while 

again an overestimate – appears more favourable in that it would broadly sustain the 

recent rate of affordable housing provision in Eden, and maximise the prospect of 

meeting needs in full. 

21. This report has also found that a range of affordable housing products – including 

affordable rent, affordable home ownership and shared ownership – could be 

accessible to those households that cannot afford to privately rent, as the most 

affordable market option. Each could therefore be expected to play a role in offering 

affordable housing to those with lower incomes. 

Specific needs of different groups 

22. The NPPF requires the housing needs of different groups in the community to be 

assessed and reflected in planning policies. This report has therefore considered the 

specific needs of: 

• Older people, aged 65 and over, who have recently grown in number to account 

for a quarter of all living in the plan area as of 2018. Edge Analytics’ modelling 

indicates that this growth is unlikely to slow until the end of the emerging plan 

period, and could generate an additional need for circa 17-19 bedspaces in 

communal establishments each year that is excluded from the overall dwelling 

requirements specified earlier. A further annual demand for circa 33-40 units of 

other forms of specialist older persons’ accommodation could also be 

anticipated, based on industry toolkits, but this is included in the assessed need 

for dwellings; 

• People with disabilities, who in this area tend to live in private households 

rather than institutional accommodation. Nearly one in five residents are limited 

to some extent in their daily activities, but this increases markedly with age such 

that the growing elderly population alone is likely to increase the number of 

residents with disabilities. The Council should be aware of this growing need in 

establishing appropriate policies on new housing provision, but the continued 

adaptation of existing homes – through Disabled Facilities Grants, for example – 

will also be necessary where funding is available given that new homes account 

for only a fraction of the overall stock; 

• Families with children, who often own their generally larger homes in the 

district but also rely to some extent on social housing and the private rented 

sector. The projections introduced in this report suggest that as many as 1,185 

additional households with children could form over the plan period, to 

consistently account for nearly one in every four households under any scenario. 

This reaffirms the importance of ensuring that the future mix of housing includes 

a sufficient amount of larger family homes; 

• Key workers, necessarily defined broadly as those working in public 

administration, education and health for the purposes of this analysis. Nearly a 
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quarter of employed residents living in the district were in this category in 2011, 

and households led by such individuals tended to align with the tenure profile of 

the general population albeit with slightly higher rates of home ownership. This 

implies that the mix of types, sizes and tenures of housing identified in this 

report should accommodate the needs of such households albeit where 

affordability issues are identified as a defining feature of the local market the 

Council could engage with representatives of the major employers of key 

workers to understand any specific housing needs which arise; 

• Self- and custom-builders, that appear relatively small in number given that only 

90 households – circa 0.4% of all in the district in 2011 – have registered their 

interest with the Council. This has though grown markedly since 12 were 

recorded in 2018, and a household survey at that time suggested that as many as 

445 households would like to move to a self-build property. The Council should 

actively monitor the adequacy and number of plots in this context, mindful of 

the general desire for larger homes amongst those expressing an interest; and 

• People occupying mobile dwellings or caravans, who generally live in smaller 

households and are understood to feature in the population estimates and 

projections used to assess housing needs in this report. Licensing data supplied 

by the Council suggests that these households are likely to be predominantly 

located in one of four sites that offer a total of 185 residential pitches. A further 

18 pitches are spread across another 14 sites but these are understood to 

accommodate staff only. 

Spatial distribution of needs 

23. Finally, this report has considered how the underlying drivers of future need may vary 

across the plan area, to assist the Council in its future development of a spatial 

distribution policy that must also be informed by work on the settlement hierarchy and 

an assessment of both sustainability and viability. 

24. There is a longstanding hierarchy of variously sized settlements within Eden, Penrith 

being the largest and accommodating a notable share of the district’s population. 

Kirkby Stephen, with Ravenstonedale, also accommodates a relatively large proportion 

of residents as do areas to the north of Penrith. These areas also have concentrations 

of employment space reflecting existing business parks and industrial sites as well as 

other uses in their centres. 

25. Looking at the changing population, it is clear that the provision of new homes in 

Penrith in particular, but also in Appleby, has encouraged growth in the working age 

population. Most other parts of the plan area, and in particular the more rural 

locations, have in contrast seen their working age populations reduce, with older age 

groups particularly prominent as a result. This has implications for the ongoing vitality 

of such settlements which should be considered alongside demand factors in ensuring 

they accommodate a proportionate share of growth. 

26. The analysis of housing market activity shows stronger demand based on transactions 

in Penrith and to the north along the M6 corridor as well as around Kirkby Stephen, 

with a more localised concentration also in Appleby. In the case of both Appleby and 
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Penrith this has been driven by the provision of new homes which again reinforces 

their appeal, as noted by stakeholders. This indicates that where new homes can be 

provided sustainably these areas will continue to have an important role in 

accommodating new growth. In contrast the analysis also shows that there are parts of 

the plan area with comparatively lower demand, one such example being Alston which 

is shown to have lower average house prices and fewer residential sales. The 

comparative remoteness of Alston and a number of other smaller settlements in the 

more peripheral areas is likely to continue to act as a constraint on development values 

and market interest. This will need to be further considered through the assembling of 

viability evidence to support the Local Plan to assess the implications for the 

comparative deliverability of land in these settlements set against evidence of need 

and the objectives of creating sustainable places. 

27. Beyond market housing, the evidence of affordable need and the relatively limited 

supply of such housing in rural areas (demonstrated by low lettings) emphasises the 

need to ensure more rural areas also see growth to address current stock deficiencies 

and address issues related to the changing population profile noted above. Again, 

however, the capacity to deliver such housing as part of mixed tenure development is 

dependent upon viability and development values. A number of smaller settlements 

and Alston specifically, as referenced above, have notably weaker housing markets 

which will impact on viability and therefore the potential to deliver housing. In such 

areas it will be necessary for the Council to consider the extent to which other 

approaches to delivering housing can overcome such deliverability constraints. This 

could include for example community-led housing schemes or a greater emphasis on 

self-builds in the context of an identified need.  

28. In terms of employment, where this study has identified a future need for land it is 

noted from separate studies that existing land of a more strategic nature is again 

distributed between the larger settlements with a clear focus on Penrith. Where land 

exists which can accommodate growth in Penrith, these studies highlight the potential 

to sustainably accommodate continued growth in the town in combination with new 

housing, similarly identifying potential expansion land in Kirkby Stephen also. 

Accommodating further employment land in Appleby would build on evident demand 

in relation to its existing offer and would need to align with any future provision of new 

housing. As with the distribution of housing need, it is considered that particular local 

business needs should also be recognised in the more rural settlements along with any 

demands arising from changing working behaviours associated with more flexible 

working. 
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1.0 Introduction 
1.1 Turley – in partnership with Edge Analytics – has been commissioned by Eden District 

Council (‘the Council’) to produce this Strategic Housing and Economic Needs 

Assessment (SHENA) which will form part of the evidence base for the emerging review 

of the Local Plan. 

1.2 This review is being undertaken in the context of a revised National Planning Policy 

Framework (NPPF) which was published in July 2018 and then slightly updated in 

February 20191. The current Local Plan2 was adopted around this time, in October 

2018, but had notably been submitted for examination almost three years earlier and 

as such could not have taken account of this new context. 

1.3 The revised NPPF notably introduced a new, standard method for determining ‘the 

minimum number of homes needed’, and confirms that ‘strategic policies should be 

informed by a local housing need assessment’ conducted through this method3. 

Planning Practice Guidance4 (PPG) continues to provide further detail on the method, 

and clarity on the circumstances in which it may be appropriate to plan for a higher – 

or indeed, though only exceptionally, lower – level of housing need than the standard 

method suggests. 

1.4 The NPPF equally confirms that ‘the size, type and tenure of housing needed for 

different groups in the community should be assessed and reflected in planning 

policies’5. The PPG again provides advice on how the needs of such groups should be 

assessed, with this guidance updated last year and split into standalone sections6. 

1.5 The PPG also requires the preparation of ‘a robust evidence base to understand existing 

business needs’, which should be ‘kept under review to reflect local circumstances and 

market conditions’7. It makes clear that a ‘range of data’ should be used to ‘develop an 

idea of future needs’, with no standard approach of the kind introduced for housing8. 

1.6 The SHENA is intended to adhere to this national policy and guidance, providing the 

Council with robust and up-to-date evidence on the future need for both housing and 

employment land over the emerging plan period (2020-40). This is intended to 

principally relate to the area that will be covered by the new Local Plan, namely those 

parts of the district that are not designated as National Parks, albeit data availability 

does – at least initially – require analysis of the entire district at various points within 

the report. 

1.7 The report is structured as follows: 

                                                           
1 MHCLG (2019) National Planning Policy Framework 
2 Eden District Council (2018) Eden Local Plan 2014-2032 
3 MHCLG (2019) National Planning Policy Framework, paragraph 60 
4 PPG section 2a – “Housing and economic needs assessment” 
5 MHCLG (2019) National Planning Policy Framework, paragraph 61 
6 PPG sections 63 (“Housing for older and disabled people”) and 67 (“Housing needs of different groups”) 
7 PPG Reference ID 2a-025-20190220 
8 PPG Reference ID 2a-027-20190220 
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• Section 2 – Study Geography and Context – an introduction to the geography 

and plan-making context of Eden, and its relationship with surrounding areas; 

• Section 3 – Recent Trends in the Housing Market – an overview of the current 

housing market in Eden, highlighting defining characteristics and trends that 

have recently emerged; 

• Section 4 – Recent Economic Trends – a profile of the Eden economy, including 

analysis of recent change; 

• Section 5 – Future Employment Growth – employment forecasts are introduced 

and interrogated to arrive at a robust position on the job growth that could be 

reasonably anticipated in Eden over the plan period;  

• Section 6 – Future Housing Needs – the standard method is followed, as closely 

as possible, to calculate the minimum annual need for housing in the plan area. 

The implications of such a level of housing provision are estimated before 

considering – in accordance with the PPG – whether it may be appropriate to 

recognise and plan for a higher housing need figure than the standard method 

indicates for Eden, when taking account of past housing delivery, previous 

assessments of need and the relationship between population and the economy; 

• Section 7 – Related Need for Employment Land – an assessment of the type and 

quantum of employment land that could be needed over the plan period, based 

on the likely supply of labour, forecast employment growth and past 

development rates; 

• Section 8 – Size and Type of Housing Needed – the overall housing need 

established in section 5 is segmented to estimate the size and type of housing 

needed by different groups, taking account of the age profile and household mix; 

• Section 9 – Affordable Housing Need – the specific need for affordable housing 

is calculated, following the well-established stepped methodology that is 

retained in the PPG. Consideration is subsequently given to how this need could 

be met through different types of affordable housing products; 

• Section 10 – Housing for Older and Disabled People – an appreciation of the 

housing needs of older and disabled people, groups specifically covered by a 

standalone section of the PPG; 

• Section 11 – Specific Needs of Other Groups – analysis of the housing needs of 

further distinct groups identified by the Council, in the context of the NPPF; 

• Section 12 – Spatial Distribution of Needs – consideration of how development 

could be potentially distributed to respond to key drivers of need; and 

• Section 13 – Conclusions – a concise overview of the findings and implications of 

this report. 
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2. Study Geography and Context 
2.1 This section introduces the study area for the assessment. This recognises first and 

foremost the important distinction between the district of Eden and the area of the 

Local Planning Authority (‘the plan area’) where the latter excludes those parts of the 

district covered by parts of both the Yorkshire Dales National Park (YDNP) and the Lake 

District National Park (LDNP). 

2.2 It proceeds to set this area within its wider context, recognising analysis which has 

preceded this assessment that has explored the nature of functional relationships 

between the district of Eden and its neighbouring authorities. The section then 

considers the emerging evidence base and Local Plan positions of neighbouring 

authorities, including the National Parks, to understand how these relationships have 

been recognised in adopted and emerging plan-making. 

Introducing Eden 

2.3 The adopted Eden Local Plan 2014 - 2032 confirms that the district of Eden has an area 

of 2,156 square kilometres. Its comparatively small population, considered in further 

detail in section 3, means that it has a very low comparative population density – the 

lowest in England9. 

2.4 The district benefits from containing landscapes which are recognised for their high 

quality and diversity. These include the North Pennines Area of Outstanding National 

Beauty (AONB) to the east of the district and, as shown in Figure 2.1, parts of both the 

LDNP and YDNP. The area to be covered by the new Local Plan, the focus of this study, 

excludes the National Park areas and therefore does not conform exactly to the district 

boundary. 

2.5 The town of Penrith, which is located towards the centre of the district, is the largest 

settlement in the area. It is located at the intersection of the M6, which bisects the 

plan area north to south, and the A66 which runs east to west. The M6 in particular 

provides strong transport connections to the economic conurbations to the south, 

including Greater Manchester, and Carlisle to the north. Penrith is also connected to 

the national rail network via a station on the West Coast Mainline. 

2.6 Appleby, Kirkby Stephen and Alston are the three other towns in the district with 

numerous smaller villages scattered across the rural parts of the plan area. 

                                                           
9 ONS (2020) Population estimates for the UK, England and Wales, Scotland and Northern Ireland, provisional: mid-

2019 
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Figure 2.1: Geographic Extent of Eden District, the National Parks and the Plan Area 

 

Source: Turley, 2020 

The adopted Local Plan 

2.7 The adopted Local Plan for Eden confirms that it covers the whole district except the 

area in the LDNP, where at the time of preparation this was the area for which Eden 

District Council was responsible for plan-making. The adopted Plan recognises, 

however, that as of August 2016 the LDNP and YDNP were extended within and into 

parts of Eden district, with the current geographic coverage shown in Figure 2.1 above. 

2.8 The adopted Local Plan was required, by national policy at the time, to meet ‘the full, 

objectively assessed needs for market and affordable housing in the housing market 

area’ as far as was consistent with other national policies10. The examining Inspector 

concluded however that the ‘administrative boundary’ of the district was actually 

‘coterminous with its housing market area’, as a consequence of Eden being ‘a large 

rural area centred on Penrith’ with the boundary running through ‘remote and/or 

lightly populated areas’11. It was further observed that ‘commuting and migration flows 

with adjacent authorities are…comparatively small’. 

2.9 The Inspector also proceeded to confirm ‘agreement that the [Strategic Housing 

Market Assessment, SHMA] and its update are based on the appropriate housing 

market area (Eden District) and that it meets the National Planning Practice 

Guidance…criteria for defining such an area’12. The district was therefore treated as a 

                                                           
10 DCLG (2012) National Planning Policy Framework, paragraph 47 
11 Planning Inspectorate (2018) Report on the Examination of the Eden Local Plan, paragraph 13 
12 Ibid, paragraph 21 
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single housing market area, within which housing needs were required to be met in full 

wherever possible. 

2.10 Policy LS2 of the adopted Local Plan establishes a target to provide for a minimum of 

242 homes per year in the Eden district over the eighteen years between 2014 and 

2032, a total of 4,356 homes. The spatial distribution of these homes reflects the 

settlement hierarchy with 50% of homes to be directed to Penrith and a further 19% 

split between the other three main towns. The residual 31% is primarily directed at the 

thirteen Key Hubs (20%) with 11% to be provided in the villages and hamlets, of which 

there are over one hundred. 

2.11 In the justification text to Policy LS2 the plan confirms that the establishment of this 

housing requirement: 

“…followed technical work which revealed a need to reconcile projected low levels of 

future change in the number of households already here and historic low levels of house 

building on the one hand, with high levels of in migration from older people moving in 

from elsewhere in the country and a strong demand for affordable housing and jobs 

from people here on the other.”13 

2.12 The Inspector’s report provides further explanation as to the justification of the 

adopted requirement for 242 homes per annum highlighting in the context of the 

Council’s strategy, to develop its local economy: 

“To achieve this, its overall Objectively Assessed Housing Need [OAHN] is based on a 

jobs-led calculation using a job forecast provided by Experian (135 additional jobs per 

annum). This has not been challenged and I do not take issue with it. Nevertheless, a 

jobs growth forecast of this magnitude, if it is to be achieved, in a small district with a 

declining working age population, has clear ramifications for in-migration and the level 

of new housing required to accommodate it.”14 

2.13 The Inspector also highlighted the scale of affordability issues facing the district which 

had created a significant need for affordable housing and a net out-migration among 

younger age groups. In this context it was noted that ‘the higher the provision for 

market housing, the more likely is the need for affordable housing to be met’15. 

2.14 With regards to the planned provision of employment land, Policy EC1 makes provision 

for 24.38 hectares to be developed in order to contribute towards meeting the 

district’s needs and the Council’s aspiration to grow the economy during the plan 

period. The majority of the land identified is in or around Penrith, and specifically an 

extension to the Gilwilly Industrial Estate and at Skirsgill. Both of these employment 

sites benefit from accessibility to the M6 via Junction 40. 

                                                           
13 Eden District Council (2018) Eden Local Plan 2014-2032, paragraph 3.2.1 
14 Planning Inspectorate (2018) Report on the Examination of the Eden Local Plan, paragraph 18 
15 Ibid, paragraph 19 



Draft report for consultation 

6 

Understanding functional relationships with surrounding areas 

2.15 As referenced above, the adopted Local Plan was prepared on the basis that the district 

operated as a self-contained housing market area. This was clearly accepted by the 

examining Inspector, noting its examination in the context of the original 2012 NPPF. 

2.16 This position was at least partially justified by the Council with reference to the rural 

nature of the district, which naturally has not changed, and likewise the fact that ‘its 

major employers and many of its residents are located at its biggest town (Penrith) 

which is centrally located within the area’16. The rural nature of the district also meant 

that it was relatively self-contained, with a high proportion of residents – then 

reported as 75% – working in Eden as of the 2011 Census17. This remains the most 

comprehensive source of information on commuting patterns and it is therefore still 

relevant to observe that the majority of residents worked in the district at that time, 

albeit with some outflows to Carlisle in particular as shown at Figure 2.2. 

Figure 2.2 Main Authority Areas of Work for Employed Eden Residents (2011) 

 

Source: Census 2011 

2.17 It can also be observed that nearly four in every five (79%) jobs in the district were 

filled by Eden residents, as of 2011. Other jobs were most often filled by people 

travelling in from Carlisle, and to a lesser extent from Allerdale and South Lakeland. 

This is shown at Figure 2.3. 

                                                           
16 Eden District Council (2015) Taking Stock: a Strategic Housing Market Assessment: part 2, p5 
17 Ibid, p5 
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Figure 2.3 Main Authority Areas of Residence for People Working in Eden (2011) 

 

Source: Census 2011 

2.18 The same areas feature prominently when considering migration, and specifically the 

average number of moves to, or from, Eden over recent years18 (2011-19). There have 

been circa 640 moves per annum between Eden and Carlisle, in either direction, albeit 

with a prevailing net outflow from the district. There have been nearly half as many 

moves between Eden and South Lakeland, and these are relatively balanced in net 

terms. Slightly fewer people have moved between Eden and Allerdale, but this has in 

contrast resulted in a small net inflow to Eden. Table 2.1 identifies the ten areas with 

which Eden has recently shared its strongest relationships in terms of migration, 

measured by the total number of moves in either direction. 

  

                                                           
18 ONS (2020) Internal migration: matrices of moves by local authority and region (countries of the UK) 
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Table 2.1 Frequency and Direction of Moves involving Eden (2011-19) 

 Moves to 

Eden per 

annum 

Moves from 

Eden per 

annum 

Total moves 

per annum 

↓ 

Net annual 

inflow to Eden 

Carlisle 268 373 642 -105 

South Lakeland 168 171 339 -2 

Allerdale 168 137 305 32 

Scotland 145 153 298 -7 

Newcastle upon Tyne 53 68 121 -16 

County Durham 48 61 109 -13 

Northumberland 51 56 107 -6 

Lancaster 52 54 107 -2 

Leeds 50 54 104 -4 

Manchester 30 34 64 -4 

Source: ONS; Turley analysis 

2.19 It is important to recognise however that the most prominent areas emerging from the 

above analysis – namely Carlisle, Allerdale and South Lakeland – have, like Eden, been 

respectively found to operate as self-contained housing market areas for the purposes 

of plan-making. To summarise: 

• The Carlisle District Local Plan (2015 – 2030) was adopted in November 2016. It 

confirms that ‘the District of Carlisle constitutes a self-contained strategic 

housing market area’19 with the requirement set out in Policy SP2 confirmed as 

representing the district’s objectively assessed housing need. It is noted that the 

evidenced need was set out in the 2014 SHMA which integrated POPGROUP 

modelling to derive robust projections and affirmed that Carlisle can be seen as a 

self-contained housing market area20. The housing requirement is aligned with a 

forecast of job growth and based on the stepped trajectory of employment 

growth; 

• Allerdale Borough Council formally adopted Part 1 of its Local Plan in July 2014. 

The Part 2 site allocations development plan document was adopted in July 

2020. The Inspector’s report on the adopted plan confirms that ‘there is general 

agreement among the [Cumbria] LPAs that the Housing Market Areas are 

broadly contained within LPA areas’21. The plan makes provision for at least 

5,471 homes and 54 hectares of employment land between 2011 and 2029; and 

                                                           
19 Carlisle District Council (2016) Carlisle District Local Plan 2015-2030, paragraph 3.8 
20 jgConsulting (2014) Carlisle City Council Strategic Housing Market Assessment Update, paragraph 1.28 
21 Planning Inspectorate (2014) Report on the Examination into the Allerdale Local Plan Part One, paragraph 8 
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• South Lakeland District Council recently concluded, in September 2020, a 

consultation on its Local Plan Review to replace a Core Strategy that was 

adopted in October 2010 and provided for 400 homes per annum, meeting a 

level of need prescribed through the regional planning process. The recent 

consultation focused on a Discussion Paper22 which introduced housing need in 

the context of the standard method and existing evidence in the form of the 

2017 SHMA. While this study identified a number of distinctive sub-areas within 

the district, and strong links to Lancaster and Barrow-in-Furness, it concluded 

that South Lakeland as a whole can be considered as a standalone housing 

market area. 

2.20 These positions appear to only reinforce the justification for continuing to similarly 

treat Eden as a self-contained housing market area, particularly when recognising that 

its rural character – cited by the Inspector in reaching his earlier conclusion on this 

matter – is fundamentally unchanged. There is equally little more up-to-date 

information with which to review previously highlighted rates of self-containment, for 

example. 

2.21 In coming to this conclusion, it has also been recognised that the status and relevance 

of housing market areas has diminished in recent years, with the revised NPPF no 

longer requiring housing needs to be explicitly met within such geographies nor indeed 

referencing housing market areas at all. This in large part reflects the introduction of 

the standard method, and its consistent production of a minimum housing need figure 

for every local authority in England. 

2.22 That said, current guidance continues to reference housing market areas in the context 

of plan-making and specifically the satisfaction of the Duty to Co-operate and the 

preparation of statements of common ground23, with a short section retaining earlier 

advice as to how such areas can be ‘broadly defined’24. 

2.23 This recognises that whilst there is no longer a stipulated requirement to meet needs 

within a housing market area, there is an expectation that where unmet housing needs 

are identified in an authority the potential for proximate authorities to accommodate 

unmet needs will be judged ‘where it is practical to do so and is consistent with 

achieving sustainable development’25. This indicates the value in continuing to 

understand the existence and strength of housing market relationships to inform such 

decisions, and the above analysis may assist the Council where such discussions are 

found to be necessary. 

2.24 The above conclusion of a self-contained housing market area covering the whole of 

Eden, while consistent with the adopted Local Plan, may appear to contradict evidence 

more recently presented in a Housing Needs Study commissioned by the Council, and 

finalised in December 201826. This identified and described five separate housing 

                                                           
22 South Lakeland District Council (2020) South Lakeland Local Plan Review 2016-2040: Early Engagement – 

Discussion Paper 
23 PPG Reference ID 61-017-20190315 
24 PPG Reference ID 61-018-20190315 
25 MHCLG (2019) National Planning Policy Framework, paragraph 35a 
26 Arc4 (2018) Eden District Council Housing Needs Study 2018 
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market areas within the district, but these are actually introduced as ‘local’ housing 

market areas rather than self-contained geographies of direct relevance to the plan-

making process. The study does not claim that these areas are self-contained, nor that 

housing needs should be assessed and met within these geographies. It would 

therefore appear more accurate, in the context of the NPPF, to describe these 

geographies as sub-areas rather than housing market areas, and while they retain 

value for the purposes of understanding the differences between areas of Eden – 

helpful in developing housing strategies, for example – they should not be 

misinterpreted in applying planning policy. 

Relationships with the National Parks 

2.25 The two National Parks form part of the district of Eden, and their boundaries are in no 

way defined on the basis of functional market geographies. There are clear 

relationships between the communities in the district and parts of the plan area 

related to their roles as service hubs, and consideration has therefore been given to 

the current plan-making progress in each National Park below. 

Yorkshire Dales National Park 

2.26 The Yorkshire Dales National Park Local Plan was adopted in December 2016, but 

notably does not cover the parts of Eden district that were designated as part of the 

extended National Park from 1 August 2016. The adopted plan sets a target to deliver 

55 new dwellings per year across the National Park and identifies a number of strategic 

sites to enable new business development, with these not being located within Eden 

district. 

2.27 The National Park Authority is in the process of updating its evidence base to inform 

future local planning strategy, with a Spatial and Housing Strategy Options paper 

scheduled for consultation later this year and a draft – dated September 2020 – shared 

to inform this study. This notably highlights the important relationship between the 

growth of settlements on the edge of the National Park, including in Eden, and the 

future social and economic wellbeing of the National Park where it recognises that the 

former attract National Park residents for daily work, shopping and leisure. 

2.28 The draft Options Paper sub-divides the YDNP into six areas listed below: 

• Mallerstang upper Lunedale & Westmorland Dales 

• Dentdale, Garsdale, Rawthey Valley & Lunesdale 

• Swaledale & Arkengarthdale 

• Wensleydale Bishopdale & Coverdale 

• Ribblesdale & Chapel le Dale 

• Wharfedale, Littondale, Langstothdale & Malhamdale 

2.29 The Mallerstang upper Lunedale and Westmorland Dales area primarily falls within 

Eden district. The draft Paper identifies that it has relationships with the larger towns 



Draft report for consultation 

11 

of Penrith in Eden and Kendal in South Lakeland. It also notes relationships with the 

smaller towns of Kirkby Stephen, Appleby and Shap in Eden district.  

2.30 In considering future housing provision, reference is made to a recently prepared 

SHMA27. This notably indicated, based on the official 2014-based household projections 

that feature in the standard method, that the YDNP does not require any new housing 

over the next twenty years as a result of the projection suggesting its population will 

decline quite sharply. The National Park Authority highlights however that this would 

imply a process of managed decline, which would be in conflict with the Management 

Plan for the National Park. The draft Options Paper therefore proposes a strategy 

which aims to attract new households into the National Park, acknowledging that this 

could be facilitated by increased home working and possible job creation in the 

environmental and land management sectors. 

2.31 The impact of providing either 30, 50 or 70 new homes per annum, in this context, has 

been modelled in the SHMA. Related housing targets for the sub-areas are also 

presented for consideration. For the sub-area associated with Eden district, this implies 

a range of provision of between only 2 and 6 homes per year. This apportionment is 

based on the share of properties in each area. 

Lake District National Park 

2.32 The Lake District National Park Authority submitted a review of its Local Plan for 

examination in August 2019. Like in the YDNP, it identifies that the population of the 

National Park is decreasing, with this particularly the case amongst working age groups. 

The Plan identifies that the affordability of housing is a critical issue with the lack of 

suitable housing resulting in many local people having to move out of the LDNP. 

2.33 Spatially, the LDNP is sub-divided into five ‘distinctive areas’ – Central and South East, 

East, North, South and West – with the ‘East’ distinctive area understood to align with 

the part of the LDNP within Eden district.  

2.34 The plan proposes that provision will be made for a minimum of 1,200 new homes 

between 2020 and 2035 to meet local community needs, or 80 homes per annum. This 

builds on demographic evidence commissioned by the National Park Authority28 which 

indicated, using official projections of population and household change, that the 

National Park could see its population decline by between 6% and 9%. This resulted in 

negative dwelling requirements over the period from 2019 to 2034. This evidence also 

included modelling of the implications of providing for 80 homes per annum, which 

would enable population growth (circa 1-2%) driven by increased net in-migration. 

2.35 With regards to planning for future economic change, the plan seeks to make provision 

for the creation of higher paid full-time jobs, with Policy 16 setting a target to make 

provision for 2,850 new jobs by 2035 by supporting a range of employment sectors. 

The plan is clear to state that in many cases these jobs will not be dependent upon the 

provision of traditional commercial floorspace. Where there is no allocation of 

floorspace in the East distinctive area, it is not possible to estimate the extent to which 

                                                           
27 Arc4 (2019) Yorkshire Dales National Park: Strategic Housing Market Assessment 
28 LDNP Demographic Update (Phase 2), Edge Analytics, (October 2018) 
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any or a proportion of these jobs would be expected to be delivered in the part of the 

LDNP in Eden district. 

2.36 Policy 11 anticipates that 7% of all development will take place in the East distinctive 

area. This would represent 84 homes based on the 1,200 minimum figure or 

approximately 6 home per annum. The plan identifies 41 site allocations, only four of 

which are within the East distinctive area and therefore in Eden district. The housing 

supply trajectory (2020-2025) suggests the following scale of development on each: 

• EDA01H: Land north of Penruddock Village Hall, Penruddock – 17 homes 

• EDA02H: Land adjacent to Greenside Road, Glenridding – 8 homes 

• EDA03H: Land to the west of Fell Croft, Pooley Bridge – 10 homes 

• EDA04H: Land off Helton Road, Askham – 13 homes 

2.37 Collectively these allocations total only 48 homes, where it is noted that the allocations 

across the LDNP total 617, or just over half of the total 1,200 proposed housing target. 

Where windfalls would therefore be reasonably expected, this would suggest – on the 

basis of allocations alone – the provision of only 3 homes per annum in the part of the 

LDNP in Eden district. 

Summary 

2.38 This assessment is intended to inform the progression of the new Eden Local Plan. It 

therefore focuses primarily on the parts of the district that this plan will cover, 

excluding those parts that fall within the Lake District and Yorkshire Dales National 

Parks. 

2.39 The adopted Eden Local Plan provides for 242 homes per annum, in order to 

accommodate demographic trends, respond to market signals and support the forecast 

creation of 135 jobs per annum. Half of this provision is focused on Penrith, with the 

other three market towns the focus for a further 19% of homes. This approach was 

examined under the original NPPF and found sound. The plan also makes provision for 

new employment land aligned with future job growth with a particular focus around 

Penrith recognising the town’s locational and transport connectivity advantages. 

2.40 The adopted Plan was predicated upon the district being a self-contained housing 

market area, required to meet its own housing needs wherever possible. This was in 

line with the approach generally taken by local authorities throughout Cumbria, 

following work by the County Council, and also recognised the rural nature of Eden 

which resulted in relatively high levels of self-containment. With no change in the 

character of Eden and no more up-to-date evidence with which to review this self-

containment, it appears reasonable – from the perspective of planning policy – to again 

treat the district as a standalone housing market area, particularly when recognised 

that the local authorities with which it continues to share the strongest functional 

relationships (South Lakeland, Carlisle and Allerdale) have taken similar positions. This 

conclusion of a single housing market area covering Eden may appear to conflict with 

evidence commissioned by the Council in 2018, but that study appears to have actually 
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defined sub-areas rather than the housing market areas that retain some status – if 

less so than previously – in national planning policy. 

2.41 Finally, where the National Parks evidently overlap geographically into the district area 

with functional relationships arising where the communities in the smaller villages in 

these areas look to the larger towns in Eden, as well as towns in other adjacent 

authorities, consideration has been given to their adopted and emerging policies. It is 

clear that in both cases there is little evidence of a need for additional housing in these 

areas based on population trends alone. However, emerging plans in both National 

Parks are pursuing a more positive strategy where new housing is to be provided to 

ensure a more balanced and sustainable population and economy. That said, in both 

cases the scale of development anticipated in those parts of the National Parks in Eden 

district is very modest. Where it is recognised that a level of job growth in each is 

anticipated, this is not attributed to different parts of the National Parks and in large 

part is related to their changing population which would again imply only modest 

change if any in the parts in Eden district. 

3. Recent Trends in the Housing Market 
3.1 This section provides analysis of recent trends in the housing market. This provides an 

up-to-date profile of Eden’s current housing stock, its resident population and market 

activity. It provides an important context for subsequent sections of the report which 

use this data to assess the future need for housing of different types, sizes and tenures. 

3.2 The section is structured around available datasets, but this is augmented where 

possible with qualitative insights gained through stakeholder engagement29. Reference 

is also made where appropriate to the Housing Needs Study30 produced in 2018. 

Housing stock 

3.3 The Council’s monitoring indicates that 1,454 net additional dwellings have been 

completed across the district over the initial six years of the current plan period (2014-

20). This equates to an average of circa 242 dwellings per annum, precisely aligning 

with the adopted housing requirement which similarly covered the entire district31. 

3.4 Figure 3.1 shows the rising trend in terms of annual completions, with the last two 

years – the first in which the Local Plan, adopted in December 2018, was actually in 

place – each seeing the highest rate of delivery since at least 2003. This is a significant 

change in context since the Housing Needs Study was produced in 2018, when 

concerns were raised by agents about the relatively low rate of new housing provision 

which was felt to be especially constraining the entry level and mid-level of the market. 

                                                           
29 Gathered through a virtual stakeholder event in September 2020 and subsequent discussions with a local estate 

agent in early October 2020 (Wilkes-Green and Hill) 
30 Arc4 (2018) Eden District Council Housing Needs Study 2018 
31 Eden District Council (2018) Eden Local Plan 2014-2032, Policy LS2 
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Figure 3.1: Net Completions in Eden District (2003-20) 

 

Source: Eden District Council 

3.5 The Council’s monitoring indicates that some 95% of the net additional homes 

completed in the district during the current plan period – circa 235 dwellings per 

annum on average – were located in the area to be covered by the new Local Plan, 

excluding the National Parks. Furthermore, around 41% were in Penrith, an area felt by 

stakeholders to be the strongest and most attractive market in the district given its 

unrivalled connectivity by road and rail. Its contribution has been broadly in line with 

the distribution sought by the Local Plan as introduced in section 2, and far in excess of 

the next largest contribution from Appleby (12%). The parishes of Hesket, Clifton, 

Lazonby and Brough made the next largest contributions, ranging between 3-4%. This 

is shown by Figure 3.2, which illustrates the varying number of homes completed in 

each parish using individual points that are sized accordingly. For legibility purposes, 

only those parishes accounting for more than 2% of all completions have been labelled, 

with unlabelled parishes making smaller contributions that combine to account for 30% 

of net additional homes since 2014. 
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Figure 3.2: Net Completions by Parish (2014-20) 

 

Source: Eden District Council; Turley analysis 

3.6 The following table summarises the Council’s monitoring of the type and size of 

housing provided throughout the district during the plan period to date, the latter in 

terms of the number of bedrooms. It uses colour coding to highlight property types and 

sizes that account for a large, or small, share of recent completions. It confirms, for 

example, that nearly a quarter (24%) of new homes have been detached houses with 

four bedrooms, albeit it is notable that three bedroom properties have been generally 

more prevalent having accounted for some 37% of all new homes. Around 22% of 

homes have contained two bedrooms, while those with one or at least five bedrooms – 

generally flats or detached houses respectively – have been much less common. It is 

clear that some bungalows have been provided, but other property types have 

generally been more prevalent. 
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Table 3.1: Profile of Net Completions (2014-20) 

 
1 bed 2 beds 3 beds 4 beds 

5+ 

beds 

Not 

known 
Total 

Detached house 0% 2% 10% 24% 4% 0% 41% 

Semi-detached house 0% 5% 18% 2% 0% 1% 26% 

Terraced house 0% 6% 7% 1% 0% 0% 14% 

Bungalow 0% 3% 3% 1% 0% 0% 7% 

Flat/apartment 7% 5% 0% 0% 0% 0% 12% 

Other/unknown 0% 0% 0% 0% 0% 1% 1% 

Total 8% 22% 37% 27% 4% 2% 100% 

Source: Eden District Council; Turley analysis 

3.7 Given the rising trend in completions, it is of note that the recent peak years of delivery 

have seen increased provision of larger houses, and particularly detached houses, with 

at least three bedrooms. This trend is shown at Figure 3.3. 
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Figure 3.3: Changing Profile of Net Completions (2014-20) 

 

 

Source: Eden District Council; Turley analysis 

3.8 The resultant profile of the housing stock, following this period of growth, can be 

understood through reference to data recently published by the Valuation Office 

Agency32 (VOA). This, like elements of the analysis above, relates to the district and 

cannot be reliably broken down to the plan area. 

3.9 This data indicates that detached houses are the most prevalent type of dwelling in the 

district as of March 2020, representing approximately one quarter (25%) of all homes. 

Figure 3.4 shows that this type of housing is therefore more prominent in Eden than is 

the case across Cumbria, the North West and England. 

3.10 Semi-detached and terraced houses account for a broadly equal proportion of 

dwellings in Eden, with the contribution of both types of home to total stock being 

lower than recorded at all wider areas, this being particularly the case in terms of 

terraced housing. Flats represent a lower proportion of housing stock in Eden relative 

to the wider areas. 

                                                           
32 Valuation Office Agency (2020) Council Tax: stock of properties, 2020 
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3.11 Whilst only 15% of homes are bungalows, the lowest proportion of all types bar flats, 

this is nonetheless a higher rate – if marginally so – than is seen in Cumbria as a whole, 

and higher still than the regional and national averages. 

Figure 3.4: Housing Stock by Type (2020) 

 

Source: VOA, 2020 

3.12 This stock profile naturally has implications with regards the size of homes, as 

measured by the number of bedrooms. The same VOA data shows that Eden has a 

relatively high proportion of homes with at least four bedrooms, which account for 

over a fifth (21%) of all dwellings, a higher proportion than recorded in Cumbria, the 

North West or England. The district correspondingly has a lower proportion of homes 

with one, two or three bedrooms than in these wider areas. One bedroom dwellings in 

particular account for a much lower proportion of homes in Eden, and indeed Cumbria, 

than seen regionally or nationally. 
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Figure 3.5: Housing Stock by Number of Bedrooms (2020) 

 

Source: VOA, 2020 

3.13 Council Tax data separately published by MHCLG suggests that the vast majority of 

homes in the district were occupied as of September 2019, the latest point covered at 

the time of writing33. Approximately 5.1% dwellings were though classed as second 

homes, with a further 2.5% reported to be empty. The latter figure appears to have 

slightly risen from the 1.6% recorded in 2010, as the earliest year for which comparable 

data is available from MHCLG, while the former has modestly reduced from 5.5%. 

3.14 It is also important to understand the underlying condition of the existing stock as well 

as the profile set out above. The Council commissioned a local housing stock modelling 

report which was published in January 202034 to inform its housing strategy. In 

headline terms, this study identified the following issues with regards the quality of 

existing stock: 

• Approximately one in three (34%) properties were identified as having category 

1 Housing Health and Safety Rating System (HHSRS) hazards. This slightly fell to 

29% when focusing only on properties in the private rented sector; 

• The main factor contributing to this trend is excess cold. The study notes that 

this is associated with a high proportion of private sector properties (55%) not 

being on the mains gas network due to their rural location and poor SimpleSAP 

ratings35. In this context it is noted that the prevalence of larger detached homes 

identified above is an important contributing factor, given that many are likely to 

be older properties in which owners have not invested to improve energy 

performance; and 

                                                           
33 MHCLG (2019) Council Taxbase in England, local authority level data 
34 Eden Council Integrated Dwelling Level Housing Stock Modelling and Database, bre, (January 2020) 
35 This is one of a number of models used by BRE to benchmark comparative stock conditions 
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• The average SimpleSAP rating for all private sector dwellings in Eden is 50, which 

is worse than both England (60) and North West (61). For owner occupied stock 

the figure is lower still at 49, with private rented stock at 55 and social rented 

stock 57. 

Resident population 

3.15 Official estimates produced by the Office for National Statistics (ONS) show how the 

population of Eden has grown since 2001, the earliest year in which a breakdown can 

also be developed for the plan area and National Parks albeit this is currently available 

to 2018 only36. A further year (2019) is though available for the district as a whole. 

3.16 Figure 3.6 illustrates cumulative change in the population of each area since 2001, 

showing that the district has accommodated nearly 3,500 additional residents over the 

period to 2019. This has grown the population of the district by circa 6.8%, which 

notably approaches three times the growth of Cumbria over the same period (2.5%) 

but remains lower than the regional (8.4%) and national (13.8%) rates. 

3.17 It can be seen from Figure 3.6 that much of this growth has been driven by the plan 

area, where the population grew by circa 2,800 people over the period for which data 

is available to 2018. Its growth over this period has slightly outpaced that of the district 

in proportionate terms (6.4/6.0% respectively) while the population of the National 

Park areas has simultaneously grown at less than half this rate (2.9%). This latter trend 

is caused by population decline in six of the last nine years, whereas the population of 

this area had consistently – if modestly – grown in each of the preceding eight. The 

population of the district and plan area, in contrast, has grown in all but four of the 

years shown, the exceptions being 2010/11 and between 2012 and 2015. This has 

recovered to such an extent that the district’s population last year grew at its fastest 

rate for 15 years, which is consistent with the rising trend in housing delivery 

presented earlier that – in the absence of data for 2020 – is yet to be fully reflected in 

population estimates. 

                                                           
36 These population estimates have been developed by Edge Analytics, drawing upon official estimates for small 

areas and taking account of the distribution of residential properties 
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Figure 3.6: Cumulative Population Change by Area (2001-19) 

 

Source: ONS; Edge Analytics 

3.18 Approximately 47,211 people were estimated to live in the plan area in 2018, the latest 

year for which a robust estimate can be made. This equates to 89% of the district’s 

population, and it is notable that this has been reasonably consistent in proportionate 

terms since at least 2001. 

3.19 Figure 3.7 shows that population growth in the plan area has been largely driven by net 

inward migration, which has occurred in every year since at least 2001. The largest net 

inflow was recorded in 2002/03, but this gradually diminished in subsequent years with 

only isolated exceptions to this trend. Recent years have, however, seen a sustained 

increase in the size of the net inflow to the plan area, likely enabled in part at least by 

the successful boosting of housing delivery. This net migration has averted the 

population decline that could have otherwise occurred due to the continued excess of 

deaths over births, so-called “natural change” that has a net negative effect on the 

population of the plan area. 
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Figure 3.7: Components of Population Change in the Plan Area (2001-18) 

 

Source: ONS; Edge Analytics 

3.20 It is not possible to separate international migrants from internal migrants, moving 

from elsewhere in the UK, in the data available for the plan area. Such a breakdown is 

though available for the district, with Figure 3.8 showing that most of the net inflow in 

this area relates to individuals moving from elsewhere in the UK. Net international 

migration generally has a much smaller effect on the population of Eden. 
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Figure 3.8: Net Migration to the District and Plan Area (2001-18/19) 

 

Source: ONS; Edge Analytics 

3.21 This prevailing flow of internal migrants into the district can also be broken down by 

age, with Figure 3.9 revealing an increasingly large net inflow of people aged 45 to 64 

that are approaching retirement – an issue identified in the evidence base that 

informed the existing Local Plan. There does, however, appear to have been some 

improvement in the retention of those aged 16 to 29, who in net terms moved 

elsewhere at a recently unprecedented rate in 2014/15 but are being increasingly 

attracted and retained such that the net outflow of this group in the last year 

(2018/19) was the second smallest on record. This is notable given that the adopted 

Local Plan contained a housing requirement, met in overall terms since 2014, that 

sought to ‘grow the economy by attracting persons of working age from elsewhere to 

live and work in the district’37. 

                                                           
37 Planning Inspectorate (2018) Report on the Examination of the Eden Local Plan, paragraph 20 
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Figure 3.9: Net Annual Flow of Migrants to the District by Age (2001-19) 

 

Source: ONS; Edge Analytics 

3.22 This reducing outflow of young people from the district has not, however, 

compensated for other demographic factors – driven by longer-term trends – that have 

reduced the size of this cohort in the plan area over recent years. This is shown by 

Figure 3.10, which indexes change38 in the number of residents in each age bracket 

since 2001. It also highlights a pronounced 30% reduction in the number of residents 

aged 30 to 44, and a significant 49% growth in the older population aged 65 and over. 

While the number of residents aged 45 to 64 has grown, likely supported by net in-

migration given the district-wide trend introduced above, the aforementioned trends 

mean that over the period since 2001 there has been essentially no growth, and indeed 

a very slight 1% reduction, in the traditional working age population (16-64). 

                                                           
38 Indexing is a method of comparing proportionate change over time, with all values presented relative to the 

original – in this case, the number of residents in each age cohort in 2001 
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Figure 3.10: Indexed Change in Population of the Plan Area by Age (2001-18) 

 

Source: ONS; Edge Analytics 

3.23 These trends mean that a growing proportion of those living in the plan area are aged 

65 and over, rising from 19% in 2001 to over a quarter (26%) in 2018. This is shown at 

Table 3.2, which also includes the position in 2014 as the start of the current plan 

period. It can equally be seen that people aged 45 to 64 account for a growing share of 

the population, while the proportionate representation of those aged 30 to 44 is 

markedly diminishing. Equivalent figures for the district are also shown for 2018 to 

show the very close alignment between its age profile and that of the plan area. 
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Table 3.2: Change in Population Profile of the Plan Area (2001-18) 

 Plan area District 

 2001 2014 2018 2018 

15 and under 18% 16% 15% 15% 

16 to 24 14% 14% 13% 13% 

25 to 44 22% 15% 15% 14% 

45 to 64 27% 30% 31% 31% 

65 and over 19% 24% 26% 27% 

Total 100% 100% 100% 100% 

16 to 64 63% 60% 58% 58% 

Source: ONS; Edge Analytics 

Market activity 
Residential property sales 

3.24 Data released by the Land Registry indicates that there has been a steady rise in the 

number of residential property sales recorded in the plan area over the last ten full 

calendar years, peaking with 958 transactions in 2018 – around 18 per week on 

average – before a slight slowing of activity last year. A local agent, contacted to inform 

this report, nonetheless reported that there has recently been a noticeable uplift in 

demand from all types of buyers, including first time buyers and those of working age 

who have been increasingly able to locate in the area due to the rise in flexible working 

arrangements over the past decade which meant that accessibility and commuting 

became less critical considerations in choosing to move to Eden. 

3.25 While data for 2020 is naturally incomplete, it is relevant to note that there were 43% 

fewer sales recorded in the first half of the year – to the end of June39 – than in the 

equivalent period of 2019. This is a result of the lockdown triggered by the coronavirus 

pandemic, the effect of which was mainly concentrated in the second quarter (April – 

June) when 61% fewer sales were recorded than in the same period last year. This was 

reasonably consistent in each month, with little evidence of a recovery to this point40. 

                                                           
39 While data for July and August has been published by the Land Registry at the time of writing, it warns that ‘data 

for the two most recent months is…incomplete and does not give an indication of final monthly volumes’. It has 
therefore been omitted from this analysis 
40 Sales in April, May and June were between 55% and 65% lower than the equivalent month in 2019 
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Figure 3.11: Residential Sales in the Plan Area (2010-20) 

 

Source: Land Registry; Turley analysis 

3.26 Where there is acknowledged to be an unfortunate time lag in Land Registry data, it is 

notable that the agent consulted to inform this report reported an increase in demand 

for housing in the area following the onset of the pandemic. This has been particularly 

driven by families, either living in the district or elsewhere, looking in the case of the 

latter to raise children in a healthy environment with outdoor activities, or – in the case 

of the former – seeking more outdoor space at home. These trends were felt to have 

been boosted by the significant rise in flexible working during the pandemic, with the 

agent anticipating that this would continue to grow as this type of arrangement 

becomes the norm where possible across many more organisations. 

3.27 While the full effect of the pandemic on house prices cannot yet be established, with 

monthly data – particularly that based on such a small number of transactions in the 

district – subject to volatility that can mislead, recent trends in the price paid for 

housing up to 2019 can be considered. 

3.28 Figure 3.12 shows the average (mean) price paid for housing in the plan area in each of 

the past ten years, as well as the median and lower quartile figures to respectively 

illustrate typical costs at the midpoint and entry level of the market. It is clear that each 

measure has risen over the period shown, albeit with the median and lower quartile 

values having notably peaked in 2018 before slightly reducing by circa 5% last year. The 

mean remained largely unchanged in this year, having risen in the preceding years. 
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Figure 3.12: Price Paid for Housing in the Plan Area (2010-19) 

 

Source: Land Registry; Turley analysis 

3.29 The price paid for housing does though vary throughout the plan area, and indeed the 

district. This is illustrated at Figure 3.13, which shows the mean price paid for housing 

by postcode sector41. It is clear that the highest prices are typically recorded to the 

west of the district, south west of Penrith towards and within the Lake District National 

Park. Alston in contrast saw the lowest house prices on average, sharing some 

similarities with adjacent areas of Northumberland and County Durham. This suggests 

that there is spatial variation in the balance between supply and demand. 

                                                           
41 This is considered the least volatile measure of prices at the postcode sector level, compared to the median or 

lower quartile 
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Figure 3.13: Average Price Paid by Postcode Sector (2019) 

 

Source: Land Registry 

Affordability of housing for purchase 

3.30 House prices can be considered in the context of earnings, to understand their relative 

affordability. The ONS publishes widely-used ratios that can be used to compare 

median house prices with the median earnings of those working in an area42. This 

illustrates the number of years’ earnings that a local worker would typically need to 

spend to purchase a home close to their workplace. This data is published only at the 

district level, and comparable earnings data is unfortunately not available to calculate 

an equivalent for the plan area. 

3.31 Figure 3.14 shows how the affordability ratios reported for the district have changed 

over time, compared to Cumbria, the North West and England. It is clear that housing 

in the district has traditionally been much less affordable, relative to earnings, than 

seen in these areas. While the ratio for Eden has fluctuated, it does not appear to have 

markedly worsened over the past fifteen years, in contrast with a national ratio that 

has steadily risen to now closely align with that of the district, having been much lower 

for most of the last decade. House prices in Eden have been consistently less 

affordable than is typical in Cumbria or the North West, reflecting – as of 2019 at least 

– a combination of higher house prices and lower earnings43. 

                                                           
42 ONS (2020) Housing affordability in England and Wales, 2019. Table 5c 
43 The median house price recorded for 2019 by the ONS was circa 26-27% higher in Eden than in Cumbria and the 

North West, while median gross annual earnings were 5-8% lower 
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Figure 3.14: Median Affordability Ratios (1997-2019) 

 

Source: ONS 

Private rents 

3.32 It is important to also consider the costs associated with the private rented sector, 

which accommodated around one in every six households (16%) throughout the 

district in 2011. The sector was therefore proportionately larger in Eden than in 

Cumbria (13%) or the North West (15%) but slightly smaller than recorded across 

England as a whole (17%). 

3.33 The ONS regularly publishes data on rental levels, the last publication covering twelve 

months to March 202044. This relates to the entire district and cannot be replicated so 

comprehensively for the plan area, but is nonetheless considered to be a sufficiently 

accurate reflection of trends in this smaller geography45.  

3.34 Table 3.3 summarises the lower quartile and median monthly rent reported in the 

district by the ONS over the year to March 2020, and additionally shows change since 

the first comparable dataset was released – then by the VOA – for the year to March 

2014. This suggests that the median rent across all sizes of property has increased by 

only 5%, with a slightly larger increase of 7% for the lower quartile. This is largely 

consistent across all property sizes, with the exception of entry level one bedroom 

properties where lower quartile rents have seen a negligible increase of only 1%. 

                                                           
44 ONS (2020) Private Rental Market Statistics 
45 While websites such as Zoopla can be used to establish the rents of properties currently advertised, this 

inevitably reflects a single point in time and provides an extremely limited sample of only 16 properties in the plan 
area at the time of writing. The ONS, in contrast, analysed a sample of around 860 rents over the whole year to 
March 2020. The benefit of such a large sample is considered to outweigh the risk of including properties outside of 
the plan area 
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Table 3.3: Change in Monthly Private Rents (Years to March 2014/2020) 

 Lower quartile Median 

Year to March 2014 2020 Change 2014 2020 Change 

1 bed £390 £395 1% £420 £450 7% 

2 beds £450 £485 8% £495 £530 7% 

3 beds £528 £555 5% £580 £620 7% 

4+ beds £650 £700 8% £750 £800 7% 

All £450 £480 7% £525 £550 5% 

Source: ONS, 2020 

Summary 

3.35 Over the initial six years of the current plan period, Eden district has seen its stock 

grow by an average of circa 242 homes per annum, exactly in line with the adopted 

housing requirement for this geography. There is evidence of a rising trend in 

completions with the last two years seeing the highest rate of delivery since at least 

2003. The vast majority of these completions have been in the plan area with only 7 

homes per annum estimated as having been delivered in the National Parks, a level of 

provision that broadly aligns with emerging plans for these areas as reviewed in section 

2. The spatial distribution of new homes in the plan area also shows a broad alignment 

with planning policy with around 41% being in Penrith and Appleby making the next 

largest contribution with 12%. 

3.36 Looking at the profile of existing stock, it is evident that detached houses are the most 

prevalent type in the district, accounting for approximately one quarter of all homes to 

exceed the averages for Cumbria, the North West and England. This is also reflected in 

the number of bedrooms in properties, with Eden having a relatively high proportion of 

homes with at least four bedrooms, accounting for over a fifth of all homes. It is noted 

that one bedroom dwellings in particular account for a much lower proportion of 

homes in Eden. The recent boosting of delivery appears to have sustained this trend, 

with increased provision of large and particularly detached homes containing at least 

three bedrooms. 

3.37 A recent assessment of the condition of stock for the Council has highlighted that this 

profile, coupled with the rural location of many dwellings, contributes to a high 

proportion of homes being identified as having a category 1 hazard, with this in large 

part the result of properties being classified as having excess cold.  

3.38 The growth in the housing stock has accommodated and contributed to a growth in the 

district’s population, which has risen by some 3,500 people between 2001 and 2019. 

The rate of growth in this time, whilst higher than Cumbria, falls short of the regional 

and national rates. The plan area has accommodated much of this growth, with its 

population growing by 2,800 people over the slightly shorter period to 2018 for which 

data is available for this geography. The number of people living in the National Park 

areas has declined in recent years, as recognised in emerging plans for these areas.  
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3.39 Population growth in the plan area has been driven by net migration with this 

offsetting the negative effect of natural change, whereby the number of births is lower 

annually than the number of deaths. This has continued to reflect an increasingly large 

net inflow of people aged 45 to 64 that are approaching retirement, no doubt attracted 

to the quality of life associated with the district’s environment. Positively, however, 

there is evidence of an improved retention of those aged 16 to 29. However, the 

implications of longer-term demographic trends means that this cohort has reduced in 

size in the plan area over recent years contributing to a fall in the overall size of the 

working age population (16-64). Population growth has therefore evidently been 

driven by an increase in those aged 65 and over, with this cohort seeing a particularly 

marked increase since 2011. 

3.40 A review of housing market activity affirms that the district remains relatively 

unaffordable in a regional and national context. It is noted, however, that while the 

affordability ratio for Eden has fluctuated it does not appear to have markedly 

worsened over the past fifteen years where the national ratio has seen a steady rise to 

now closely align with that of the district having been much lower for most of the last 

decade. This affordability issue reflects comparatively high house prices, albeit it is 

noted that median and lower quartile prices did fall in the plan area specifically in 

2019. Where this research is undertaken midway through 2020, and the impact of the 

coronavirus pandemic – which has caused a reduction in transactions to this point – 

cannot yet be known, it is not possible to assess the extent to which this trend has 

been sustained and/or is entirely related to the more recent increase in supply. It can 

also be noted the cost of privately renting in the district has modestly increased over 

recent years. 

4. Recent Economic Trends 
4.1 This section presents up-to-date analysis of the changing economy of Eden, with a 

specific focus on the quantum and type of jobs available in the district. It then 

considers how this relates to a changing business base with reference to changes in 

commercial floorspace. The section concludes by then considering how the labour 

force has changed over recent years, building on the analysis in the preceding section 

on recent changes in the age profile of residents. 

Employment 

4.2 The Business Register and Employment Survey (BRES) is ‘the official source of employee 

and employment estimates by detailed geography and industry’46. It provides publicly 

available estimates of employment – including employees and working owners – that 

can be tracked over time. While data is reported below district level, the available 

geographies do not allow for the separation of jobs respectively located in the plan 

area and the National Parks, to an acceptable level of accuracy47. 

                                                           
46 https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes 

 
47 Whilst the datasets are broken down below district level, statistical geographies generally span the National Park 

boundary meaning that proximate towns cannot be separated from these more rural areas. This means that any 
“best fit” to the National Park boundary would not be accurate or representative, with Cumbria County Council 
having faced similar limitations in its presentation and monitoring of data 

https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes
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4.3 BRES data indicates that the district as a whole accommodated around 29,600 jobs as 

of 2018, the latest year covered at the time of writing. This has generally increased 

over the period since 2009, for which broadly consistent data is available albeit with 

some variation in the treatment of businesses eligible for Pay As You Earn (PAYE). Circa 

169 additional jobs are implied to have been created across the district, on average, 

between 2009 and 2018. 

Figure 4.1: Change in Employment in Eden District (2009-18) 

 

Source: BRES 

4.4 Individual sectors have, however, had varying levels of success in terms of job creation 

over this period. The wholesale and retail trade sector has seen the strongest increase 

in employment, rising by an average of circa 167 jobs per annum, with notable 

increases also seen in transportation and storage, accommodation and food services 

and agriculture. In contrast, employment in construction is implied to have declined by 

circa 56 jobs per annum, with manufacturing, human health and social work – albeit 

primarily driven by the latter when examined at the sub-sector level – and arts, 

entertainment and recreation also seeing reductions in employment levels. 
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Figure 4.2: Average Annual Change in Employment by Sector (2009-18) 

 

Source: BRES 

4.5 This change has only reinforced the distinctive employment profile of Eden, a district 

oriented towards the visitor economy with circa one in three jobs relating to retail, 

accommodation or food services. The latter two sectors, grouped by BRES, are 

particularly prominent relative to Cumbria, the North West and England as shown at 

Table 4.1. The agriculture and forestry sectors – grouped with fishing under BRES, 

which is irrelevant in the case of Eden – are also major employers, accounting for 

nearly three times as many jobs on a proportionate basis than the Cumbria average. 

The growing transportation and storage sector and public administration also account 

for a larger share of jobs than is typical across these wider geographies. Human health 

and social work, in contrast, is a relatively small employer as is manufacturing, the 

latter particularly in a Cumbria context.  
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Table 4.1: Profile of Employment in Eden and Comparator Areas (2018) 

 Eden 

↓ 
Cumbria 

North 

West 
England 

Wholesale & retail trade; repair of motor vehicles 17% 17% 17% 15% 

Accommodation & food service activities 17% 11% 7% 7% 

Agriculture, forestry & fishing 14% 5% 1% 1% 

Education 7% 7% 8% 9% 

Human health & social work activities 7% 12% 13% 12% 

Manufacturing 7% 15% 9% 8% 

Public administration, defence & social security 6% 4% 4% 4% 

Transportation & storage 6% 4% 5% 5% 

Construction 5% 6% 5% 5% 

Professional, scientific & technical activities 4% 5% 8% 9% 

Administrative & support service activities 3% 5% 9% 9% 

Arts, entertainment & recreation 2% 2% 2% 2% 

Other service activities 2% 2% 2% 2% 

Mining & quarrying 1% 0% 0% 0% 

Utilities 1% 1% 1% 1% 

Financial & insurance activities 1% 1% 3% 3% 

Information & communication 1% 1% 3% 4% 

Real estate activities 1% 1% 2% 2% 

Source: BRES 

Businesses 

4.6 The ONS annually publishes data characterising the business base of local authorities, 

which cannot be broken down to the plan area but nonetheless provides an indication 

of the size and type of businesses located in the slightly larger geography of the district. 

In practice, with later analysis showing that very few offices, industrial and warehouse 

premises are located outside of the plan area, it appears reasonable to assume that the 

vast majority of businesses captured in the analysis below are also in the plan area, 

albeit it is recognised that some will not be accommodated in such premises.  

4.7 Table 4.2 shows the size of businesses recorded in the district as of 2020, and again 

makes comparisons with Cumbria, the North West and England. It indicates that a 

relatively high proportion of Eden’s businesses are micro-businesses, employing fewer 

than 10 people, with marginally fewer small and medium-sized businesses being 

recorded in the district relative to wider areas. While rounded, there are only a small 
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number of large businesses – employing over 250 staff – in the district, the largest 

understood to be Center Parcs at Whinfell Forest with over 1,000 employees. 

Table 4.2: Number of Businesses by Size (2020) 

 Eden Cumbria 
North 

West 
England 

 Number % of total Number 
% of 

total 

% of 

total 

% of 

total 

Micro 

(0 to 9 employees) 
3,330 91% 21,080 90% 89% 90% 

Small 

(10 to 49) 
290 8% 2,060 9% 9% 8% 

Medium 

(50 to 249) 
45 1% 335 1% 2% 2% 

Large 

(250+) 
5 0% 55 0% 0% 0% 

Total 3,670 100% 23,530 100% 100% 100% 

Source: UK Business Counts, 2020 

4.8 Table 4.3 looks at the change in businesses over the last ten years (2010 – 2020). This 

shows that the business base has grown, with some 115 net additional businesses at 

the end of this period. This compares with a growth of 1,785 businesses in Cumbria. It 

is notable, however, that over the past ten years additional businesses in Eden have 

generally been small and medium-sized, to a far greater extent than recorded in these 

wider geographies, with new micro-businesses accounting for a relatively small 

proportion of change in the district. As set out at Table 4.3, small and medium-sized 

businesses each accounted for 17% of additional businesses in Eden since 2010, with 

65% of additional businesses being micro-businesses. In contrast, micro-businesses 

accounted for 90% or more of additional businesses at the county, regional and 

national level, with correspondingly smaller contributions from small and medium 

businesses. 
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Table 4.3: Change in Number of Businesses by Size (2010-20) 

 Eden Cumbria 
North 

West 
England 

 Change % of total 

change 

Change % of total 

change 

% of total 

change 

% of total 

change 

Micro 

(0 to 9 employees) 
75 65% 1,600 90% 92% 92% 

Small 

(10 to 49) 
20 17% 125 7% 6% 6% 

Medium 

(50 to 249) 
20 17% 65 4% 1% 1% 

Large 

(250+) 
0 0% -5 0% 0% 0% 

Total 115 100% 1,785 100% 100% 100% 

Source: UK Business Counts, 2020 

4.9 Following this period of growth, it can be seen that agriculture, forestry and fishing – 

albeit not the latter in the case of Eden – account for the largest proportion of 

businesses in the district (37%) with the vast majority being micro-businesses 

employing fewer than 10 people. Of the other key employment sectors, identified at 

the earlier Table 4.1, it is also notable that a relatively large proportion (27%) of 

accommodation and food service businesses are small compared to other sectors. 
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Table 4.4: Business Base in Eden (2020) 

 Number of 

businesses 

% of total 

↓ 

Size of businesses48 

 Micro Small Medium 

Agriculture, forestry & fishing 1,345 37% 99% 1% 0% 

Construction 420 11% 94% 5% 1% 

Wholesale & retail trade 365 10% 85% 12% 1% 

Professional, scientific & technical  310 8% 92% 6% 2% 

Accommodation & food services 255 7% 71% 27% 2% 

Administrative & support services 180 5% 92% 8% 3% 

Manufacturing 140 4% 86% 11% 4% 

Transportation & storage 125 3% 80% 16% 0% 

Real estate activities 85 2% 88% 6% 0% 

Arts, entertainment & recreation 80 2% 88% 13% 0% 

Human health & social work  75 2% 73% 27% 7% 

Information & communication 70 2% 100% 7% 0% 

Other service activities 65 2% 92% 8% 0% 

Education 55 1% 64% 27% 9% 

Public administration & defence 45 1% 100% 0% 0% 

Financial & insurance activities 25 1% 100% 0% 0% 

Electricity, gas, steam & air 

conditioning supply 
10 0% 100% 0% 0% 

Water supply; sewerage, waste 

management & remediation 

activities 

10 0% 50% 50% 0% 

Total 3,670 100% 91% 8% 1% 

Note: Large businesses (250+ employees) not included in the table as, whilst source 

data indicates that there are 5 businesses of this size in Eden, rounding means that 

these cannot be isolated to a specific sector. Some figures in the above table also 

appear not to sum due to rounding. 

Source: UK Business Counts 

4.10 Whilst being potentially skewed to some extent by a smaller sample size, it is also 

notable that, whilst Eden accommodates just 13% of Cumbria’s small businesses as of 

2020, the district accounted for some 31% of the growth in this size of business in the 

county over the period since 2010. Conversely, Eden’s micro and large businesses 

                                                           
48 The unavoidable use of rounded counts, published by the ONS, mean that certain rows may appear to exceed 

100% or alternatively do not sum to this, albeit the latter may also be caused by the exclusion of large businesses 
(see note under table) 
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made minimal contributions to Cumbria’s business growth when considering the 

existing business base. This comparison is set out at Table 4.5. 

Table 4.5: Eden’s Contribution to Cumbria’s Business Base and Business Growth 

 

Percentage of all Cumbria’s 

businesses that 

are in Eden as of 2020 

Percentage of Cumbria’s 

business growth since 2010 

that was in Eden 

Micro (up to 10 

employees) 
16% 5% 

Small (10 to 49 

employees) 
14% 16% 

Medium (50 to 249 

employees) 
13% 31% 

Large (250+ 

employees) 
9% 0% 

Total 16% 6% 

Source: UK Business Counts, 2020 

Premises 
Recent completions 

4.11 Monitoring by the Council indicates that the supply of offices, industrial premises and 

warehouses in Eden – traditionally described as properties in B use classes – has grown 

in recent years, through new development. This is understood to have been 

consistently monitored on an annual basis since 2013, albeit with no data available for 

one year (2014/15), but the longer-term trend can also be understood through 

reference to the annual averages reported during examination of the existing Local 

Plan49. 

4.12 Figure 4.3 summarises this monitoring data, providing a split between the presented use 

classes where available. It suggests that new space was generally provided across all of 

the use classes prior to 2013, but the overall rate of development appears to have 

slowed even when excluding the year in which no data is available. The past three years 

have seen an average of circa 2,129sqm of new space completed annually, of which 41% 

– circa 874sqm per annum – has been warehousing in Use Class B8. Less B1 space has 

been developed, at circa 636sqm per annum, but this is influenced by a net loss in one 

of the three years. An average of 618sqm of B2 space has been annually completed over 

the three years, but this was entirely concentrated in the last year (2019/20). While the 

lack of detail makes a longer term average more complicated, it appears – when 

omitting the year for which data is unavailable – that circa 2,046sqm of employment 

space has been completed annually since 2013, closely aligning with the average over 

the past three years referenced above. 

                                                           
49 Eden District Council (July 2014) Local Plan – Technical Paper 3 – Employment, p23 
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Figure 4.3: Employment Space Completed in Eden District (2006-20) 

 

Source: Eden District Council 

Current profile 

4.13 The online property database CoStar can be used to profile the premises and 

floorspace that exists in Eden currently, taking account of the recent development 

noted above, and enabling an understanding as to how this compares to Cumbria as a 

whole. 

4.14 Table 4.6 uses this data to summarise the number of premises and amount of 

floorspace across Eden and Cumbria, broken down between offices, industrial premises 

and warehouses. It indicates that industrial premises are most prevalent in Eden, 

accounting for more than half (55%) of these properties and by far the greatest 

quantum of floorspace (115,224sqm). On average, it can though be seen that Eden’s 

warehouses do tend to occupy larger floor areas than its industrial premises. The 

average property in Eden is also generally smaller than across Cumbria as a whole, 

across all types of premises. 
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Table 4.6: Number of Properties and Quantum of Employment Floorspace by Type in 

Eden and Cumbria (2020) 

Type Eden Cumbria 

 
Number of 

premises 

Total 

floorspace 

(sqm) 

Average 

size 

Number of 

premises 

Total 

floorspace 

(sqm) 

Average 

size 

Office 63 25,985 412 616 409,606 665 

Industrial 93 115,224 1,239 516 1,072,785 2,079 

Warehouse 14 26,941 1,924 207 669,234 3,378 

Total 170 168,150 – 1,339 2,181,626 – 

Source: CoStar, 2020 

4.15 As set out in Table 4.7, further analysis of the above data shows that Eden’s industrial 

premises make a greater contribution to supply across Cumbria than its offices or 

warehouses.  

Table 4.7: Percentage of Cumbria’s Premises and Floorspace in Eden, 2020 

 

Percentage of Cumbria’s 

premises that are in Eden 

Percentage of Cumbria’s 

floorspace that is in Eden 

Offices 10% 6% 

Industrial 18% 11% 

Warehouse 7% 4% 

Total 13% 8% 

Source: CoStar, 2020 

4.16 The Employment Sites and Premises Study50 recently commissioned by Cumbria County 

Council notably concluded that Eden accommodates a ‘reasonable portfolio of 

employment sites situated throughout the district that is generally well-suited to the 

demands of local employment needs’51. It is, however, highlighted in the study that the 

district’s major employment site, Gilwilly Business Park in Penrith – whilst providing 

excellent access to the road network – is running increasingly short on additional 

development land. A follow up Penrith Employment Sites and Premises Study52 was 

prepared and available at the time of writing in draft. This affirmed that the existing 

supply of allocated sites in Penrith was either in increasingly short supply, with limited 

space remaining on Eden Business Park as well as Gillwilly noted, or on sites that 

cannot be delivered without major strategic infrastructure improvements (notably 

dualing on the A66).   

                                                           
50 Cumbria County Council (2020) Cumbria Employment Sites and Premises Study 
51 Ibid, page 29 
52 East District Council (2020) Penrith Employment Sites and Premises Study 
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Spatial distribution 

4.1.7 The CoStar data introduced above can also be used to establish the spatial distribution 

of floorspace in Eden, with the following plans plotting individual units and the size of 

each point illustrating its size. 

4.1.8 Figure 4.4 highlights that office space is heavily concentrated in and around Penrith, 

with provision both in the centre of the town and on the business parks to its west and 

south, including the Gilwilly Industrial Estate, the Cumbria LEP Business Centre, the 

Redhills Business Park and the Skirsgill Business Park. As outlined by the draft Penrith 

Employment Sites and Premises Study53, the office market in the centre of the town 

has historically been driven by public sector and local professional occupiers, with the 

more modern units being located at the aforementioned employment sites. 

4.1.9 As is to be expected, there is also – albeit to a significantly lesser extent – some 

provision of office floorspace in the district’s other towns, such as Appleby-in-

Westmorland and Kirby Stephen, with office provision also recorded at Hackthorpe 

Business Centre south of Penrith. It is apparent from Figure 4.4 that there are very few 

office premises in the areas of the district in the National Parks, likely due to the 

limited number of small settlements in these areas and the proximity of Penrith. 

Figure 4.4: Office Supply in Eden (2020) 

 
Source: CoStar, 2020 

4.20 Figure 4.5 shows that industrial floorspace is also present in Penrith, notably at the 

Gilwilly Industrial Estate located to the north west of the town. It is also, however, 

notable that there are several larger units elsewhere, mostly located in proximity to 

                                                           
53 Eden District Council (2020) Penrith Employment Sites and Premises Study 
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the road and rail networks. This includes the Eden Valley Mineral Water Co in 

Armathwaite to the north of the district, Frank Bird Poultry in Langwathby to the east 

of Penrith and British Gypsum further to the south in Kirkby Thore. Again, there is also 

some level of provision in the district’s other towns such as Alston, Appleby-in-

Westmorland and Kirkby Stephen. The Penrith Employment Sites and Premises Study 

additionally highlights that there is existing provision plus a number of industrial plots 

yet to be delivered at the Crosscroft Industrial Estate in Appleby-in-Westmorland. 

Again, the mapping shows very few premises in the National Park area, albeit that 

there are premises in proximity to the boundary at a number of locations.  

Figure 4.5: Industrial Supply in Eden (2020) 

 
Source: CoStar, 2020 

4.2.1 Figure 4.6 similarly shows that a significant proportion of the district’s warehousing 

space is located in and around Penrith in key locations such as the Gilwilly Industrial 

Estate, albeit there is also provision in other locations such as Kirkby Stephen and, to a 

lesser extent, at the Crosscroft Industrial Estate in Appleby-in-Westmorland. 
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Figure 4.6: Warehouse Supply in Eden (2020) 

 
Source: CoStar, 2020 

Vacancy 

4.2.2 CoStar also provides insight into the proportion of floorspace that is, and has been, 

vacant in Eden and Cumbria. Vacancy rates over the period since 2010 for each type of 

property are presented below. 

4.2.3 It can be seen that office vacancy in Eden has generally followed a downward trend 

since peaking at just under 12% in 2014, and currently sits at around 1%. A similar 

trend has been seen across Cumbria, albeit vacancy rates across the county are 

currently slightly higher and have remained relatively stable at around 3% since 2015. 
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Figure 4.7: Office Vacancy Rates in Eden and Cumbria (2010-20) 

 
Source: CoStar, 2020 

4.24 Industrial vacancy in Eden has been consistently fairly low (2% or under) since 2013, 

and CoStar data currently identifies zero vacancy in the district. Whilst vacancy across 

Cumbria has remained low (under 4%) since 2014, rates have been lower still in Eden 

than the county average since 2012. 

Figure 4.8: Industrial Vacancy Rates in Eden and Cumbria (2010-20) 

 
Source: CoStar, 2020 

4.25 Vacancy rates for warehouses have also been very low in Eden for a number of years 

and as a result space for these uses is similarly very constrained, to the extent that 

CoStar currently identifies zero vacancy in the district. Again, this trend is reflective of 

that recorded across wider Cumbria; the current vacancy rate is slightly higher in the 

county than in Eden, albeit also at a rate which indicates supply to be constrained. 
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Figure 4.9: Warehousing Vacancy Rates in Eden and Cumbria (2010-20) 

 
Source: CoStar, 2020 

4.26 The above findings are corroborated by the draft Penrith Employment Sites and 

Premises Study, which indicates that current stock provides ‘very limited’ ability to 

meet any increase in future demand54. 

4.27 It is generally considered that a vacancy rate of 10% is optimal to allow for sufficient 

market churn, enabling new occupiers to find suitable space and for existing businesses 

to find new space to suit their evolving requirements or growth ambitions. The current 

vacancy rates are indicative of a markedly constrained supply picture. 

Market activity 

4.28 CoStar also records market activity in terms of the number of leases and the amount of 

floorspace, broken down by property type. 

4.29 For offices, it suggests that an average of 671sqm was taken up annually in Eden 

between 2010 and 2020. Take-up has been relatively steady – both in terms of the 

number of transactions and the overall quantum of floorspace leased – since 2010, and 

particularly between 2010 and 2015 with the exception of a significant peak and 

subsequent trough in 2016 and 2017. Greater fluctuation in take-up has been recorded 

in more recent years. 

                                                           
54 Ibid 
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Figure 4.10: Office Space Leased in Eden (2010-20) 

 
Source: CoStar, 2020 

4.30 As could be expected given the distribution of supply outlined previously in this 

section, the vast majority of office space leased was concentrated in and around 

Penrith and the surrounding business parks to the west and south of the town, as 

shown at Figure 4.11. Outside of Penrith, the greatest concentration of office take-up 

was recorded at the Hackthorpe Business Centre to the south of Penrith. 
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Figure 1.1: Office Take-up in Eden (2010-20) 

 
Source: CoStar, 2020 

4.31 Figure 4.12 provides a comparable summary of activity for industrial and warehousing 

premises, which unfortunately cannot be separated using CoStar data. It suggests that 

an average of 2,902 sqm was taken up annually in Eden between 2010 and 2020, albeit 

this figure is reflective of high rates of floorspace leased in a number of years prior to 

2016. Since 2016, more modest levels of take up have been recorded for these uses, 

particularly in the past three years. 
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Figure 4.12: Industrial and Warehousing Take-up in Eden (2010-20) 

 
Source: CoStar, 2020 

4.32 This industrial and warehousing space was also for the most part concentrated in 

Penrith, albeit with some floorspace taken up in units elsewhere in the district, again 

mostly in locations accessible from the road and rail network, such as the Hackthorpe 

Business Centre, Tebay Business Park to the very south of the district and Appleby-in-

Westmorland. 
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Figure 4.13 Industrial and Warehousing Take-up in Eden (2010-20) 

Source: CoStar, 2020 

Labour market 

4.33 The Annual Population Survey (APS) indicates that some 70% of adults, aged 16 and 

over, living in Eden were economically active as of 2019. Figure 4.14 shows that this 

has fluctuated over the past 15 years for which comparable data is available, likely due 

to variation in the sample of residents surveyed, but it nonetheless appears that the 

district has generally had a higher rate of participation than is the case in Cumbria, the 

North West or England as a whole. 
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Figure 4.14: Change in Economic Activity Rate (2004-19) 

 

Source: APS 

4.34 The rate of unemployment amongst these economically active adults living in Eden has 

historically been low, consistently falling below the rates recorded across the wider 

geographies as shown at Figure 4.1555. It is of note that the unemployment rate 

recorded in 2019 was the lowest in at least 15 years, at only 1.5%. Such a low 

unemployment rate suggests that there is little surplus capacity in the labour market.  

                                                           
55 ONS (2019) Model-based estimates of unemployment 
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Figure 4.15: Change in Unemployment Rate (2004-19)  

 

Source: ONS 

4.35 Unavoidable delays in reporting mean that the above dataset – which provides ‘the 

official unemployment figures for local authorities’ – is yet to reflect even the early 

impact of the coronavirus pandemic, which is ongoing at the time of writing. Other 

datasets can, however, be used to understand how the pandemic has started to affect 

the labour market of Eden. 

4.36 Data is released monthly for example on the number of people claiming Jobseeker’s 

Allowance, or claiming Universal Credit while out of work, which currently runs to 

September 202056. Figure 4.16 shows the number of such claimants as a proportion of 

the working age population (16-64) in Eden, Cumbria, the North West and England. It 

clearly highlights a sharp rise in the proportion of working age adults claiming benefits 

after March 2020, when the national lockdown was enforced. This peaked for Eden in 

May but has since only slightly reduced, remaining around 4% having been less than 

half this rate as recently as March. This does, however, remain lower than recorded 

across the larger geographies. 

                                                           
56 ONS (2020) Claimant count by sex and age 
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Figure 4.16:  Claimants as Proportion of Working Age Residents (January 2019 – 

August 2020) 

 

Source: ONS 

4.37 A further, and unrelated, measure of the effect of the pandemic relates to usage of the 

Coronavirus Job Retention Scheme, also known as the furlough scheme57. Data 

published by HM Revenue and Customs indicates that some 41% of “eligible 

employments” had been furloughed as of the end of July. It should be noted that this 

represents a cumulative total, rather than a snapshot of the proportion of jobs 

furloughed at that point in time, and it equally provides no indication of whether 

employees had actually returned to work by that point. It nonetheless represents the 

best local data available, and shows a markedly greater use of the furlough scheme in 

Eden when compared to Cumbria, the North West or England as a whole. This is likely 

to be a reflection of the profile of businesses and jobs in the district, with the locally 

prominent accommodation and food sector known to have been particularly reliant on 

the scheme at the national level58. 

                                                           
57 HM Revenue and Customs (August 2020) Coronavirus Job Retention Scheme statistics: August 2020 
58 Ibid. Nationally, some 77% of employments relating to accommodation and food had been furloughed by the end 

of July, which was the highest of all sectors. Equivalent local or regional data has not been published. 
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Figure 4.17: Proportion of Eligible Jobs Furloughed by 31 July 

 

Source: HM Revenue and Customs, 2020 

Summary 

4.38 Eden has seen its economy grow in recent years, with an average of 169 additional jobs 

recorded annually on average between 2009 and 2018 such that some 29,600 jobs 

were recorded by the end of this period. Looking at the sectors which have driven this 

growth, it is clear that the largest contribution has come from the wholesale and retail 

trade sector, which has alone created an average of 167 jobs per annum. Strong 

growth was also recorded in the transportation and storage, accommodation and food 

services and agriculture sectors. Strong growth in these sectors has, however, been 

offset to a degree by declines in construction, manufacturing and social work (with the 

latter included within the health and social work sector). 

4.39 These changes have reinforced the distinctive employment profile of Eden, a district 

oriented towards the visitor economy with circa one in three jobs relating to retail, 

accommodation or food services. The agriculture and forestry sectors along with the 

growing transportation and storage sector and public administration also account for a 

larger share of jobs than is typical when compared with the Cumbria, North West and 

England averages. 

4.40 A growth in employment has been mirrored in a growth in businesses, with 115 more 

businesses recorded in 2020 compared to 2010. It is notable that over the past ten 

years additional businesses in Eden have generally been small and medium-sized, to a 

far greater extent than recorded across the county, region and country, with new 

micro-businesses accounting for a relatively small proportion of change in the district. 

Whilst this has changed the profile of businesses across the district to an extent, it 

remains notable that a high proportion of Eden’s businesses are micro-businesses, 

employing fewer than 10 people, with fewer small and medium-sized businesses being 

recorded in the district relative to the wider areas. The prevalence of micro-businesses 

again reflects the sector profile with these being particularly common in Eden in the 

agriculture and forestry sector plus accommodation and food services. 
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4.41 Turning to the physical accommodation of many of these businesses, it is clear that 

growth has been facilitated by the provision of new employment space, with the last 

three years having seen an average of circa 2,129sqm of new commercial space 

completed annually of which 41% – circa 874sqm per annum – has been warehousing 

in Use Class B8. In terms of the overall profile of stock, however, the analysis shows 

that the district makes a larger contribution towards the supply of industrial premises 

across Cumbria than for offices or warehouses. There is a notable concentration of 

commercial floorspace in Penrith, with this particularly true of office premises. 

Industrial and warehouse premises are also concentrated in Penrith but to a lesser 

extent, with premises available elsewhere in the district close to the road and rail 

networks. It is apparent that very few industrial premises are located in the National 

Park areas which fall within the district. Analysis of vacancy trends reveals a marked fall 

over recent years to very low levels, with this true across all types of space but with 

warehouses and industrial units showing full occupancy over the year to date in 2020. 

This suggests a significantly constrained supply position, an issue which has been 

similarly identified in the recently published Cumbria Employment Sites and Premises 

Study. Demand for property is also evident in consistent levels of take-up of 

employment space across the district. 

4.42 The analysis in the preceding section highlighted a general decline in the district’s 

working age population over recent years. The analysis in this section confirms, in this 

context and that of increasing employment opportunities, that the labour force is very 

well utilised with consistently higher rates of economic participation in the district than 

seen in Cumbria, the North West or England. Similarly as of 2019 unemployment was 

at its lowest recorded level in at least 15 years, at only 1.5%. This suggests that there 

has recently been little surplus capacity in the labour market of Eden, but this could 

change once the effect of the coronavirus pandemic is reflected in these official 

datasets. This report has presented analysis of timelier labour market indicators to 

provide an indication of the early impact of the pandemic, which suggest that Eden has 

been markedly affected as a result of its business and sector profile with the 

accommodation and food sector particularly affected during the early months of the 

lockdown. At the point at which this report has been written, it is not possible to 

speculate as to the full extent of impacts on the labour market with data available 

showing a lag effect and the impacts of the pandemic ongoing.  
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5. Future Employment Growth 
5.1 The PPG continues to endorse the use of employment forecasts, alongside other 

datasets, when assessing future needs59. 

5.2 On this basis, up-to-date forecasts have been obtained – via Cumbria County Council – 

from two of the three leading providers to inform this study, namely Experian and 

Cambridge Econometrics, with the forecasts released in July and August 2020 

respectively. 

5.3 It is acknowledged that these forecasts were produced at an exceptionally uncertain 

time, as the coronavirus pandemic continued to have a profound economic impact that 

is enduring at the time of writing. While there remains a lack of timely data on the local 

economic impact of the pandemic in Eden, with even national data subject to a time 

lag, a key purpose of the forecasts is clearly to illustrate how employment in different 

sectors may be affected using the best available data. They also look ahead over the 

longer-term, to estimate how changes in the national and indeed global economy – 

including an evolution in the UK’s trading relationships with the rest of the world, after 

Brexit60 – may ultimately influence Eden, necessarily focusing on the district rather 

than the plan area due to the data availability issues introduced in section 4. 

Introducing the forecasts 

5.4 The forecasts introduced above both envisage job growth in the district, albeit of 

varying scale. Experian forecasts the creation of circa 1,200 jobs, or 60 jobs per annum, 

over the emerging plan period (2020-40) although it can be seen from Figure 5.1 that 

this is largely contained in the first five years with little growth forecast thereafter. 

Cambridge Econometrics notably forecasts a similar level of job growth over this initial 

period, but in this case it is assumed to be broadly sustained such that circa 4,291 

additional jobs are anticipated by 2040, equivalent to 215 jobs per annum.

                                                           
59 PPG Reference ID 2a-027-20190220 
60 The forecasts are understood to assume an orderly transition to new trading arrangements, with minimal 

disruption 
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Figure 5.1: Forecast Cumulative Change in Employment in Eden District (2020-40) 

 

Source: Experian; Cambridge Econometrics 

5.5 Figure 5.2 overlays the past trend identified in section 4, whereby an average of 169 

jobs have been created annually since 2009. This shows that the Cambridge 

Econometrics forecast would improve upon this past trend, while the Experian forecast 
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Figure 5.2: Midpoint of the Forecasts Relative to Past Trend (2009-18) 

 

Source: Experian; Cambridge Econometrics; BRES; Turley analysis 

Outlook for individual sectors 

5.6 The forecasts can be broken down to understand the implied growth prospects of 

individual sectors, which contribute towards the overall rate of job growth introduced 

above. The level of detail available does differ between the forecasts, but a process of 

aggregation allows direct comparison of the future growth forecast across 18 common 

sectors. 

5.7 Figure 5.3 compares the number of additional jobs respectively forecast in each sector 

over the plan period, on an average annual basis. It is ordered according to the 

absolute scale of difference between the forecasts for each sector, with those sectors 

seeing the greatest variation identified at the top and those with more consistent 

forecasts at the bottom. 

 

2,745 jobs
137 per annum

-1,000

0

1,000

2,000

3,000

4,000

5,000

2
0

2
0

2
0

2
1

2
0

2
2

2
0

2
3

2
0

2
4

2
0

2
5

2
0

2
6

2
0

2
7

2
0

2
8

2
0

2
9

2
0

3
0

2
0

3
1

2
0

3
2

2
0

3
3

2
0

3
4

2
0

3
5

2
0

3
6

2
0

3
7

2
0

3
8

2
0

3
9

2
0

4
0

C
u

m
u

la
ti

ve
 c

h
an

ge
 in

 e
m

p
lo

ym
en

t

Experian Cambridge Econometrics

Midpoint Recent trend (2009-18)



Draft report for consultation 

59 

Figure 5.3: Forecast Annual Change in Employment by Sector (2020-40) 

 

Source: Experian; Cambridge Econometrics 

5.8 It is clear that a key difference between the forecasts relates to the accommodation 

and food services sector, where Cambridge Econometrics foresees the creation of circa 

111 jobs annually but Experian envisages a more modest 20 jobs per annum. The latter 

does, though, notably represent the joint-highest level of job growth forecast by 

Experian in any sector, alongside construction which has a slightly more positive 

outlook than forecast by Cambridge Econometrics. 

5.9 Both forecasts envisage job losses in the agriculture, forestry and fishing sector, albeit 

with Experian forecasting a more significant loss of 35 jobs per annum compared to 

only 3 jobs per annum under the Cambridge Econometrics forecast. 

5.10 The forecasts are similarly united in predicting job growth in human health, social work 

and education, but Cambridge Econometrics envisages around double the number of 

additional jobs in each of these sectors than Experian. This is also the case in the 

wholesale and retail trade sector. 

5.11 The forecasts provide opposing views on the prospect of employment growth in the 

public administration and defence sector, which includes compulsory social security, 

with Cambridge Econometrics forecasting a very slight increase over the plan period 

but Experian predicting a loss of 10 jobs per annum. There is a similar divergence for 

-60 -40 -20 0 20 40 60 80 100 120

Arts, entertainment and recreation

Utilities

Financial and insurance activities

Mining and quarrying

Professional, scientific and technical activities

Real estate activities

Other service activities

Manufacturing

Information and communication

Construction

Administrative and support service activities

Wholesale and retail trade; repair of motor…

Transportation and storage

Public administration and defence;…

Education

Human health and social work activities

Agriculture, forestry and fishing

Accommodation and food service activities

Jobs per annum (2020-40)

Experian Cambridge Econometrics



Draft report for consultation 

60 

the transportation and storage sector, but with Experian in this case taking the more 

optimistic view – albeit modestly so, with only 5 additional jobs per annum assumed – 

compared to a forecast loss of 3 jobs per annum by Cambridge Econometrics. 

5.12 The difference between the forecasts naturally becomes more modest beyond the 

sectors referenced above, but it can be generally observed that Experian takes the 

more optimistic view – even if only slightly – in six of the remaining ten sectors. 

5.13 Forecast employment growth in each sector can again, as with overall employment, be 

considered in the context of recent annual trends in Eden. This is shown at Figure 5.4, 

which orders sectors to highlight where job growth has historically exceeded the 

midpoint between the forecasts on the left, and where a more positive position is 

generally forecast on the right. 

Figure 5.4: Forecast Employment Growth by Sector Relative to Past Trend 

 

Source: Experian; Cambridge Econometrics; BRES; Turley analysis 
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5.14 The forecasts, when averaged, implicitly improve upon the past trend in all but six 

sectors, shown on the left of Figure 5.4. Wholesale and retail is the most notable 

exception, with the forecasts envisaging an average of only 8 jobs annually compared 

to the past creation of some 167 jobs per annum. The latter figure could, however, be 

potentially inflated by a specific coding issue so should be treated with a degree of 

caution61. 

5.15 Transportation and storage is similarly implied to see a pronounced divergence from 

the past trend, with an average of 83 jobs per annum having been created historically 

but the forecasts implying a largely static position. Further investigation indicates that 

this past growth has largely been associated with freight transport by road, which 

appears to have steadily grown in recent years but is equally understood to be prone 

to fluctuation62. 

5.16 The agriculture, forestry and fishing sector has seen slightly less pronounced job 

growth historically, but this still contrasts with an implied decline of 19 jobs per annum 

when an average between the forecasts is taken. A more stable position is forecast for 

public administration, other services and utilities, but this remains less positive – albeit 

more modestly so – than the recent growth trend in each sector. 

5.17 As highlighted above, the forecasts actually improve upon the past trend to a modest 

degree in the majority of sectors, with more pronounced improvements apparent in 

construction, human health and social work where recent job losses are forecast to 

reverse. Such an outcome is certainly conceivable when recognised that Sector Panels 

have been formed by the Cumbria Local Enterprise Partnership (CLEP) to facilitate the 

growth and productivity of these sectors, and seven others, across the county63. 

5.18 The forecasts also assume that recent job losses in manufacturing, arts, entertainment 

and recreation will stabilise, albeit with these sectors not forecast to see job growth of 

any scale over the plan period. 

5.19 Accommodation and food services was identified earlier, at Figure 5.3, as having the 

most divergent forecasts, and it is therefore notable that the midpoint between the 

two very closely aligns with, and indeed improves upon, the recent trend. The level of 

growth individually forecast by Cambridge Econometrics would essentially double that 

recent trend. 

                                                           
61 Employment in the “retail sale of automotive fuel in specialised stores” sub-sector, within the overall retail and 

wholesale sector, increased by an average of 35 jobs per annum between 2009 and 2018 but this was largely 
concentrated in a single year with employment rising from 50 to 350 jobs in 2017/18. Liaison with Cumbria County 
Council suggests that this may relate to a change in the coding of a specific business rather than the creation of new 
jobs and as such may not be fully representative. 
62 Cumbria County Council is aware of such businesses having grown in recent years, albeit not to the extent 

implied by BRES, and has warned that the size of the Eden economy means that a single business over- or under-
reporting can influence the employment estimates 
63 Cumbria Local Enterprise Partnership (2019) Cumbria’s Local Industrial Strategy, paragraph 11.4. Sector Panels 

have also been formed for the creative/cultural, rural, nuclear, professional services, visitor economy, advanced 
manufacturing and logistics sectors 
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Evaluating the forecasts 

5.20 The use of employment forecasts is encouraged by the PPG, alongside other datasets, 

but it is important to recognise that the nature of such forecasting means that any 

long-term prediction – particularly one made at such a volatile point in time – will 

rarely prove accurate. 

5.21 It is important to apply ‘sense checks’ of the kind made above, because comprehensive 

evidence from other areas shows that even ‘state-of-the-art techniques’ can often 

significantly underestimate future employment growth64. 

5.22 The above analysis, within this context, offers some assurance that the forecasts 

analysed in this report are broadly reasonable for Eden, but each appears to have 

limitations. Experian unusually assumes little job growth beyond the next five years, 

and as a result suggests a marked slowing of the recent rate of job creation in the 

district. The Cambridge Econometrics forecast, in direct contrast, suggests that the rate 

of job growth will accelerate, aided by an assumed doubling of the recent rate of 

growth in the accommodation and food services sector which – while locally significant 

– appears particularly optimistic and challenging to justify in the specific context of 

Eden.  

5.23 Blending the two forecasts, through the process of averaging already referenced at 

various points in this section, helps to address such issues, and is not without 

precedent in similar studies. It produces a forecast that envisages an average of 137 

additional jobs per annum over the plan period, which would only moderately slow 

the past rate of growth in the district by circa 19%. It would reassuringly align almost 

exactly with the evidence underpinning the current Local Plan, which – though 

developed in a different context – was predicated upon the forecast creation of 135 

jobs per annum over its plan period65 (2014-32). 

5.24 While the midpoint is considered to provide a reasonable forecast for most sectors, a 

small number of further adjustments are considered necessary. Simply taking an 

average between the two forecasts would: 

• Markedly slow the recent rate of growth in the retail and wholesale sector, 

albeit with this historic trend potentially inflated to an extent by previously 

referenced issues associated with the coding of businesses66; and 

• Allow for essentially no growth in the expanding transportation and storage 

sector, broadly aligned with logistics, which is being actively supported by the 

CLEP. The Local Industrial Strategy (LIS) recognises that this sector is 

geographically concentrated to the east of Cumbria, building especially upon the 

connectivity around Carlisle and Penrith67. 

                                                           
64 Cambridgeshire and Peterborough Independent Economic Review, final report (September 2018) 
65 Planning Inspectorate (2018) Report on the Examination of the Eden Local Plan, paragraph 18 
66 It is noted that the exact reason for each of the potential anomalies was not able to be determined through 

discussion with Cumbria County Council albeit it was noted such issues were not uncommon recognising the size of 
Eden’s economy. 
67 Cumbria Local Enterprise Partnership (2019) Cumbria’s Local Industrial Strategy, paragraph 15.29 
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5.25 These outcomes do not appear justified in the local context of Eden. 

5.26 This can be rectified by introducing the past trend into the calculated average of the 

two forecasts for these sectors only, albeit it is suggested that this is given reduced 

weighting due to the risk of data quality issues68. This provides a more optimistic 

outlook for these two sectors as shown at Figure 5.5, and raises the forecast to suggest 

that 176 jobs per annum could be created over the plan period – closely aligned with 

the past trend of 169 jobs per annum. 

Figure 1.2: Blended and Adjusted Forecasts for Eden (jobs per annum; 2020-40) 

 

Source: Experian; Cambridge Econometrics; BRES; Turley analysis

                                                           
68 While the two forecasts have been averaged for all other sectors, an average of the two forecasts and the historic 

annual trend (the latter divided by two to reduce its weighting) has been calculated for the wholesale and retail 
sector and the transportation and storage sector 
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Summary 

5.27 Section 5 highlighted that Eden has experienced employment growth in recent years, 

with 169 jobs created annually on average since 2009. This growth has reinforced its 

industrial profile, with a particular emphasis on the accommodation and food services 

sector related to its environmental assets. It also highlighted, however, more 

pronounced growth in logistics businesses which reflects both the wider pronounced 

growth in this sector and the locational advantages of key employment locations in the 

district as a result of their connections to the M6 in particular but also the West Coast 

Main Line.  

5.28 This section has, in accordance with guidance, built on this analysis of the historic 

performance of Eden’s economy and considered up-to-date econometric forecasts 

produced by two of the leading forecasting houses, Experian and Cambridge 

Econometrics. These forecasts have been sourced from Cumbria County Council and it 

is noted that such forecasts have been consistently used by the County Council to 

inform the development of Cumbria-wide studies, including the recently published 

Cumbria Sites and Premises Study and the emerging Cumbria Local Industrial Strategy. 

5.29 The forecasts both envisage job growth in the district, albeit of varying scale. Experian 

forecasts the creation of circa 1,200 jobs, or 60 jobs per annum, although this is largely 

contained in the first five years. Whilst Cambridge Econometrics forecasts a similar 

level of job growth over the initial period, it is more positive over the longer term such 

that circa 4,291 additional jobs are anticipated by 2040, equivalent to 215 jobs per 

annum. It is evident that the two forecasts, whilst notably divergent in the scale of job 

growth anticipated, sit either side of the historic trend. As a starting point when 

seeking to identify a reasonable baseline forecast of job growth in this context, a 

midpoint of 137 jobs per annum has been calculated between the two forecasts, with 

such an approach not uncommon in studies of this nature.  

5.30 The forecasts have been scrutinised to ensure that they are locally representative, both 

overall and for individual sectors, again with reference to recent historic performance. 

There are greater differences between the forecasts in terms of the outlook for 

individual sectors but, whilst the scale of growth forecast varies, both indicate that 

growth will be sustained in accommodation, food services, health, social work, 

education, wholesale and retail for example. Comparing with historic performance 

confirms that it is the latter of these sectors for which the forecasts show a marked 

difference, with each suggesting only modest growth going forward where in recent 

years the data suggests it has seen a strong and pronounced growth. Further 

investigation indicates that this past growth has largely been associated with freight 

transport by road, which appears to have steadily grown in recent years.  

5.31 It is important to recognise that the relatively small size of the Eden economy means 

that such analysis, at the sector level, can highlight inconsistences and potential 

inaccuracies in the data. Some such issues have been identified within the analysis, and 

discussed with the economic intelligence unit of Cumbria County Council, with care 

therefore taken to account for these factors. In this context, the approach has not 

sought to apply significant adjustments to the baseline, the exceptions being 

adjustments that bring the assumed future growth of the retail and wholesale and 

transportation and storage sectors into greater alignment with recent historic 
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performance. This is considered appropriate where it is recognised that the growth of 

the logistics sector is being supported throughout Cumbria and with analysis in the 

previous section highlighting a sustained demand for new floorspace, which if provided 

through the Local Plan process, could attract further investment and growth in the 

sector.
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6. Future Housing Needs 
6.1 This section presents an assessment of the future need for housing in the plan area, in 

compliance with current PPG. This includes a consideration of need following the 

standard method, albeit recognising that the lack of alignment between the method 

and the plan area necessitates an alternative method to be deployed. The approach 

taken has sought to achieve broad conformity with the standard method and 

subsequently tested the extent to which a lower or higher need is justified. 

Establishing the minimum need 

6.2 The NPPF confirms that the standard method, set out in the PPG, should be used ‘to 

determine the minimum number of homes needed’ in all but exceptional 

circumstances69. 

6.3 At present, the standard method uses 2014-based household projections as a baseline, 

with an adjustment then formulaically applied to take account of the relationship 

between median house prices and earnings. The overall scale of this adjustment is, 

however, capped such that the outcome of the method is no more than 40% higher 

than recently adopted housing requirements or the household projections if higher 

than requirements adopted more than five years ago. 

6.4 While this process can be simply followed to establish a minimum need figure for the 

district, the input datasets are not published for the smaller plan area. The PPG 

acknowledges that this can occur where ‘strategic policy-making authorities do not 

align with local authorities’ and ‘the data required for the model are not available’70. It 

accepts that ‘an alternative approach will have to be used’ in these circumstances, with 

affected authorities able to ‘identify a housing need figure using a method determined 

locally’ using ‘the best available information on anticipated changes in households as 

well as local affordability levels’71. 

6.5 Within this context, and in seeking to align as closely as possible with the standard 

method, a baseline for the plan area can be reasonably established using a variation of 

the 2014-based household projections, developed by Edge Analytics, to specifically 

relate to this smaller geography. It is important to note, in adhering to the PPG by 

reviewing change over a decade from the current year72, that such a baseline for the 

plan area is actually larger than that of the district as a whole. This is because of a 

projected reduction in the number of households living in the areas covered by the 

National Parks, which has a dampening effect on the district projection that is removed 

when focusing only on the plan area. This is illustrated at Figure 6.1, which shows 

projected change in each of these three geographical areas from 2020 onwards. 

                                                           
69 MHCLG (2019) National Planning Policy Framework, paragraph 60 
70 PPG Reference ID 2a-014-20190220 
71 Ibid 
72 PPG Reference ID 2a-004-20190220 
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Figure 6.1: 2014-based Household Projections for the District, the Plan Area and the 

National Parks 

 

Source: MHCLG; Edge Analytics 

6.6 The standard method requires this baseline figure to be adjusted based on the ratio 

between median house prices and workers’ earnings. While these ratios are published 

for local authorities, confirming – as shown at Figure 3.14 – a ratio of 7.86 across the 

district of Eden as of 2019, there is no official equivalent for the plan area. It equally is 

not possible to manipulate the datasets used in producing the official ratios to robustly 

calculate a directly comparable figure for this smaller geography, to apply to the 

disaggregated baseline projection. 

6.7 It can, however, be recognised that the plan area exerts a significant influence upon 

the district-wide ratio, being the location for some 93% of residential sales in the 

district last year73. Given that it is not possible to calculate an alternative ratio for the 

plan area itself, it is considered reasonable in this context to simply use this district-

wide ratio as the basis for its affordability adjustment. 

6.8 The baseline for the plan area is thus uplifted by 24.125% based on the specific formula 

presented in the PPG74. This suggests that a minimum of 107 dwellings per annum are 

needed in the plan area, exceeding the minimum need for 95 dwellings per annum 

implied across the district as shown at Table 6.1. It should be noted that this latter 

figure is not required to be capped, because it is already lower than the most recently 

adopted requirement for 242 dwellings per annum across the district. This suggests 

that a cap equally should not apply to the plan area, where indeed an equivalent 

requirement does not exist. 

                                                           
73 Based on Land Registry data, attributed to individual postcodes that have been assigned to the plan area 
74 Adjustment factor = ((ratio-4)/4)*0.25 
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Table 6.1: Outcome of the Standard Method for the District and the Plan Area 

 District Plan area 

Baseline: annual household growth 2020-30 (2014-based) 76 87 

Adjustment factor, based on affordability ratio of 7.86 +24.125% +24.125% 

Baseline with affordability adjustment 95 107 

Latest adopted housing requirement 242 – 

Source: Turley analysis 

6.9 The outcome of the current method is susceptible to change, principally due to its 

moving demographic baseline – continuously calculated from the ‘current year’ 

onwards – and the annual release of new affordability ratios every March. With these 

events occurring early in a calendar year, the above would be expected to remain valid 

until January 2021 at which point the baseline would marginally reduce75. This may, 

however, be overtaken by a change in the method itself, with the Government having 

recently consulted on a new approach76 that – though subject to change following this 

consultation – is intended to shortly replace the current method. 

Possible impact of meeting only the minimum need for housing 

6.10 The standard method is clearly intended to provide only a starting point in terms of 

local housing need, and the PPG highlights the importance of assessing whether it may 

be appropriate to plan for a higher level of housing need77. In beginning this process, it 

is considered important to understand how the population and economy of the plan 

area may be affected where such a minimal level of housing need was to be provided 

for. 

6.11 While the PPG is prescriptive on the method itself, it does not specify how plan-makers 

should translate any calculated need into population growth. It does though refer to 

the demographic impact of its affordability adjustment to suggest that additional 

homes beyond the baseline are intended to be occupied78. This infers that it will allow 

for a combination of reasonable improvements to household formation – particularly 

amongst those that have been constrained from doing so because of affordability 

issues – and further increases in population, where the provision of new homes allows 

this to occur. 

6.12 It is acknowledged that the standard method itself makes implicit assumptions on how 

the population will change during the period over which its baseline is calculated. This 

cannot, however, be simply reconciled with the Council’s selection of a plan period 

                                                           
75 The baseline for the plan area reduces to circa 83 households per annum when calculated over ten years from 

2021 
76 MHCLG (2020) Changes to the current planning system: consultation on changes to planning policy and 

regulations 
77 PPG Reference ID 2a-010-20190220 
78 PPG Reference ID 2a-006-20190220 



Draft report for consultation 

69 

which runs to 2040, nor take account of population change that has occurred since the 

2014 base of the projections. 

6.13 Reflecting these limitations, this study draws upon demographic modelling produced 

by Edge Analytics to estimate, reflecting the principles of the PPG, how the population 

of the plan area could change if housing provision over the plan period to 2040 simply 

aligned with the calculated outcome of the standard method. 

6.14 The methodology is detailed at Appendix 1, but in summary uses demographic 

datasets to first account for the gradual ageing of the existing population which will 

itself absorb a share of the supposedly additional capacity brought by new homes 

because older households tend to contain fewer people on average79. This means that 

growth in the elderly population, for example, will reduce the size of the average 

household, with the result that more homes are needed simply to accommodate an 

ageing population irrespective of whether there is growth in the overall population. 

6.15 The modelling also applies assumptions on the changing rate at which residents of 

varying ages are projected to form households. These assumptions are derived from 

the official 2014-based household projections, rather than the more recent 2018-based 

projections that retain a methodology deemed unreliable for the purposes of assessing 

housing need by the Government80. Some of the rates implied by the 2014-based 

household projections have, however, been positively adjusted to allow for a recovery 

in younger household formation, offsetting an implicit and increasingly negative 

assumption about younger residents’ ability to form households81. This is considered to 

align in principle with the affordability adjustment of the standard method. 

6.16 The modelling derives its own assumptions on net migration based on remaining 

availability in the dwelling stock once other demographic factors have been taken into 

account. Put simply, this recognises that an individual would be unable to move to or 

remain in the plan area if local demographics meant that a home was not available, 

and such individuals would instead be assumed to move elsewhere. 

6.17 Based on the above assumptions, Edge Analytics’ modelling suggests that the provision 

of 107 dwellings per annum in the plan area could grow its population by circa 1,400 

people over the emerging plan period82 (2020-40). This represents growth of around 

3% or approximately 0.1% per annum, falling below the average recorded over the past 

fifteen years (0.3%) as further illustrated below.

                                                           
79 The 2011 Census found that older households in Eden district (all aged 65+) contained an average of 1.45 

residents, while the average across all households was 2.24 people 
80 MHCLG (2018) Technical consultation on updates to national planning policy and guidance 
81 As outlined at Appendix 1, the headship rates of those aged 25 to 34 have been adjusted to allow for a recovery 

to the position recorded in 2001 
82 Population estimates for small areas, like the plan area, are available only to 2018 at the time of writing, and 

housing provision in the two years prior to the plan period (2019/20) is therefore similarly tied to the standard 
method for the purposes of this modelling 
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Figure 6.2: Population Impact of Aligning with Standard Method in the Plan Area 

 

Source: Edge Analytics 

6.18 Much of this population growth is attributable to older people aged 65 and over, a 

group projected to increase in size by around one third over the plan period. This 

largely reflects the ageing of those aged 45 to 64, who are consequently assumed to 

markedly decline in number due to a lack of replenishment from younger cohorts as 

they age. The modelling equally suggests that this level of housing provision would not 

grow the number of younger residents aged 16 to 29, nor allow for substantive growth 

– of more than 2% – in the number of residents aged 30 to 44. This would be expected 

to reduce the overall number of working age residents by circa 9% and similarly reduce 

the number of children in the plan area, by 7%. 

Table 6.2: Modelled Impact of the Standard Method on Age Profile (2020-40) 

 2020* 2040 Change % change 

15 and under 7,197 6,696 -502 -7% 

16 to 29 5,789 5,789 0 0% 

30 to 44 6,931 7,068 137 2% 

45 to 64 14,298 11,806 -2,492 -17% 

65 and over 12,923 17,179 4,256 33% 

Total 47,139 48,538 1,399 3% 

16 to 64 27,018 24,663 -2,355 -9% 

Source: Edge Analytics             * modelled 



Draft report for consultation 

71 

6.19 This can be equally set in the longer-term context shown at Table 3.2, suggesting – 

when adding the projection for 2040 below – that over one third (35%) of individuals 

living in the plan area in 2040 could be aged 65 and over under this scenario. This 

would represent a marked change from 2018, when little more than a quarter (26%) of 

residents were in this cohort, which itself had markedly changed since 2001 when 

fewer than one in five residents (19%) were in this age bracket. 

Figure 6.3: Modelled Impact of the Standard Method on Age Profile 

 

Source: Edge Analytics 

6.20 This changing age profile is likely to have implications for the size of the resident labour 

force, and its ability to support job growth. This can be explored by applying 

reasonable assumptions on labour force behaviour, which are necessarily based on 

district-level data – detailed at Appendix 1 – and as such should be treated as purely 

indicative. In summary: 

• Unemployment is assumed to remain fixed at a rate of 2.5% which reflects the 

historic average over the past ten and indeed fifteen years to 2019, the latest 

year available83. While there is admittedly a prospect of increased 

unemployment in the short-term, the necessarily longer-term horizons of the 

Local Plan is considered to warrant use of a longer-term historic average for the 

purposes of this modelling, particularly where recognised that each of these 

historic periods included a recession and recovery; 

• Economic activity rates amongst residents aged 16 to 89 are initially derived 

from the 2011 Census, but are assumed to change thereafter in line with the 

latest national forecasts produced by the Office for Budget Responsibility84 

(OBR). These forecasts are relied upon by the Government to inform long-term 

                                                           
83 ONS (2019) Model-based estimates of unemployment 
84 OBR (2018) Fiscal Sustainability Report 
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budgetary planning, and are widely used to provide a robust and consistent basis 

for understanding long-term changes in labour force behaviour at the local level; 

• The proportion of residents holding more than one job (‘double jobbing’) is 

assumed to align with the long-term average recorded in Eden over the past ten 

years by the Annual Population Survey; and 

• Commuting has been held fixed at the rate recorded by the 2011 Census, 

allowing for a small excess of jobs over resident workers which symbolises a net 

in-commute into the district. While this is acknowledged to be an increasingly 

dated snapshot, there is a lack of robust or similarly comprehensive data with 

which to formulate a more up-to-date position. 

6.21 When applying these assumptions, the modelling suggests that housing provision in 

line with the standard method – alongside other changes in labour force behaviour – 

could modestly grow the labour force of the plan area and support circa 894 additional 

jobs over the emerging plan period. This equates to approximately 45 jobs per annum 

on average; a level of job growth that is evaluated, in the context of the previous 

section 5, below. 

Prospect of higher housing need 

6.2.2 The PPG accepts that ‘there will be circumstances where it is appropriate to consider 

whether actual housing need is higher than the standard method indicates’85. It 

identifies some of the circumstances that could lead to increased housing need, 

beyond the past trends that are embedded in the standard method, albeit this is not 

intended to be exhaustive or viewed as a closed list. 

6.23 It equally recognises that there may ‘occasionally’ be situations where past delivery 

and previous assessments of need are ‘significantly greater’ than the outcome of the 

standard method. Authorities are encouraged to ‘take this into account when 

considering whether it is appropriate to plan for a higher level of need than the 

standard model indicates’86. 

6.24 The latter checks are complicated in the case of Eden by the ongoing change in the 

plan-making geography, moving away from the district – where need has previously 

been assessed, and past delivery largely recorded – towards the smaller plan area. It 

can nonetheless be observed in this context that the outcome of the standard method 

for the district, at 95 dwellings per annum, is: 

• Around half the past rate of delivery across the district since 2003, which has 

averaged circa 191 dwellings per annum according to the Council’s monitoring; 

• Some 61% lower than the average rate of delivery during the current plan 

period, since 2014, when an average of 242 dwellings per annum have been 

completed throughout the district to precisely align with the adopted housing 

requirement which applied to this wider geography; and 

                                                           
85 PPG Reference ID 2a-010-20190220 
86 Ibid 
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• Equally lower, given this alignment, than the previously assessed need for 242 

dwellings per annum established during the examination of the adopted Local 

Plan87, which ran from 2016 to 2018. 

6.25 The above indicates, even at the outset, that the standard method may not be 

providing a reliable estimate of housing needs for the district, nor by implication the 

plan area in which some 95% of recent completions since 2014 have notably been 

located. 

6.26 This is only reaffirmed where economic needs are taken into account. Consideration of 

the relationship between housing and the economy is openly omitted from the 

standard method, but the PPG does acknowledge that ‘changing economic 

circumstances’ can increase housing need beyond the minimum and it expresses firm 

support for ‘ambitious authorities who want to plan for growth’88. The NPPF further 

emphasises the need to ensure that planning policies ‘create the conditions in which 

businesses can invest, expand and adapt’ by addressing ‘potential barriers to 

investment, such as…housing’89. There is an expectation that strategic policies on 

housing and employment provision are sufficiently aligned to ensure that the former 

does not constrain the latter, and it is notable that this approach was taken in the 

adopted Eden Local Plan albeit in the context of the earlier, original version of the 

NPPF. 

6.27 This is again complicated to an extent by the geography of the plan area, but where it is 

simply assumed – in the context of section 5 – that most if not all of the additional jobs 

forecast in the district will be located in the plan area, then provision in line with the 

standard method in this area appears likely to be insufficient. The modelling presented 

earlier in this section indicates that this could support in the order of only 45 extra jobs 

per annum, which is around one third of the additional jobs implied on average by the 

forecasts (137pa) and still lower than the adjusted scenario (176pa). Housing could 

therefore act as a constraint to this economic growth, in conflict with the NPPF, where 

provision is made only in line with the minimum need calculated using the standard 

method. 

6.28 It is possible for Edge Analytics to estimate the level of housing provision that could be 

needed to support forecast job growth, albeit for robustness this requires modelling at 

the district level before the outcomes are applied to the plan area. The methodology is 

consistent with that described earlier in this section, and is further detailed at 

Appendix 1. 

6.29 Edge Analytics’ modelling suggests that circa 199 dwellings per annum could be needed 

throughout the district over the plan period to provide the labour force likely to be 

necessary to support the blended employment forecast. This increases to around 226 

dwellings per annum where supporting the higher, adjusted scenario. 

                                                           
87 Eden District Council (July 2017) Eden District Local Plan Examination: Objectively Assessed Housing Need – 

Revised Position Statement 
88 PPG Reference ID 2a-010-20190220 
89 MHCLG (2019) National Planning Policy Framework, paragraphs 80-81 
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6.30 As shown at Table 6.3, a higher level of provision allows for more pronounced 

population growth, supported mainly through the attraction and retention of people 

engaged in a growing economy. 

Table 6.3: Housing Needed in the District to Support Additional Jobs (2020-40) 

 
Dwellings per 

annum 

Total 

population 

growth 

Net migration 

per annum 

Jobs per 

annum 

Standard method* 107 1,399 342 45 

Blended forecast 199 4,320 514 137 

Adjusted scenario 226 5,457 568 176 

Source: Edge Analytics; Turley analysis   * explicitly relates to plan area 

6.31 Figure 6.4 shows that these additional homes are implied to enable more pronounced 

growth in younger working age groups, relative to that which could be supported by 

provision in line with the standard method. The adjusted scenario in particular appears 

likely to broadly sustain the overall size of the working age population (16-64) over the 

plan period, by growing the number of younger people and thus averting the decline 

that could be seen where provision aligns with the standard method. The strongest 

growth does though continue to be implied amongst older people aged 65 and over, 

with this group actually assumed to grow more substantially given that some of the 

additional residents attracted to or retained in the plan area would themselves age 

into this bracket. 
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Figure 6.4: Comparing Population Growth by Age (2020-40) 

 

Source: Edge Analytics; Turley analysis   * explicitly relates to plan area 

Summary 

6.32 The standard method appears to provide an unreliable estimate of the need for 

housing across Eden district, its outcome for this area equating to only half the number 

of homes delivered annually on average since 2003. It is still lower than the higher rate 

of provision assessed as needed, and subsequently achieved, during the current plan 

period. The PPG requires these factors to be taken into account in considering whether 

it is appropriate to plan for a higher level of need than implied by the standard 

method. 

6.33 It is more complicated to apply these checks for the plan area alone, where a minimum 

need for 107 dwellings per annum has been calculated in alignment with the standard 

method, but this minimum is similarly less than half the 235 dwellings annually 

delivered in the same geography since 2014. 

6.34 Modelling presented in this section suggests that simply meeting the minimum need, in 

this context, would slow the recent rate of population growth in the plan area, and 

result in a profile of growth that is oriented towards older age groups with the working 

age population contracting by some 9% over the emerging plan period. It is estimated 

that the labour force could support only 45 additional jobs per annum in such a 

scenario, contrasting with the potential for stronger growth identified in section 5. 

While these forecasts – anticipating the creation of between 137 and 176 jobs per 

annum – relate to the entire district, they can be reasonably considered in the context 

of the plan area when assuming that such additional jobs are likely to be 
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predominantly located outside of the National Parks. This recognises the concentration 

of commercial floorspace in the larger towns in the plan area as illustrated in section 4 

as well as an absence of other more significant employment locations in the National 

Parks. In this context, when assessing the impact on housing needs, it is reasonable to 

assume that new homes required to accommodate the necessary labour force are 

provided for within the plan area. This also recognises the limited housing provision 

planned in the National Parks as summarised in section 2. 

6.35 Further modelling suggests that approximately 200 dwellings per annum, when 

rounded, could be needed therefore in the plan area to support the lower of the 

employment forecasts over the plan period, increasing to circa 226 dwellings per 

annum for the higher growth scenario. Establishing an alternative level of housing 

need, beyond a standard method that does not appear fully representative, inevitably 

requires a degree of judgement but these scenarios are considered to offer valuable 

reference points to the Council to inform future policy for the plan area. The latter in 

particular would broadly sustain the recent rate of delivery in the plan area, and either 

scenario would enable more pronounced growth in younger working age groups than 

could be supported by simply meeting the minimum need implied by the standard 

method.
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7. Related Need for Employment Land 
7.1 Having established a reasonable level of forecast employment growth for Eden, and 

estimated the housing provision that could be needed to support this growth, 

consideration is given in this section to the amount of employment land that could be 

needed to accommodate newly created jobs over the plan period. 

7.2 The PPG continues to provide guidance, initially followed in this section, on how 

employment forecasts can be translated into land requirements. It also recommends 

the development of ‘demographically derived assessments’, and suggests that analysis 

of past take-up can provide an indication of future needs90. This section uses these 

techniques to present calculations of need which are drawn together to arrive at a 

recommendation on the amount of employment land that may need to be provided for 

in the plan area over the plan period. 

7.3 It should be noted at the outset that the PPG offers no direction on how recent 

changes to the Use Classes Order should be taken into account when assessing the 

need for employment land. Such assessments have traditionally aimed to quantify the 

need for land suitable for offices, industrial premises and warehouses, respectively in 

Use Classes B1, B2 and B8, but the former has now been revoked and effectively 

replaced by a broader Use Class (E) that includes – amongst other things – shops, 

financial services, restaurants and surgeries91. The newfound breadth of this category – 

incorporating premises, like shops, that have traditionally been subject to separate 

assessments and are thus omitted from the agreed scope of this report – means that it 

simply is not possible, using the evidence and guidance available at this point in time, 

to robustly estimate the amount of land that could be needed to accommodate such 

uses in full. The reported need for offices in this section could therefore be viewed very 

much as a minimum figure, to be augmented by an as-yet unquantifiable need for 

other premises in Use Class E, or could equally be simply taken into account by the 

Council as it considers how best to meet the full need for such space through 

allocations or other means.  

Translating employment forecasts into land requirements 

7.4 The PPG describes four key relationships that must be considered when translating 

employment forecasts into land requirements, as follows92: 

• Standard industrial classifications (SIC) sectors to use classes. This requires 

assignment of jobs to land use categories, isolating those requiring land in B use 

classes that are traditionally the focus in quantifying land requirements; 

                                                           
90 PPG Reference ID 2a-027-20190220 
91 The Town and Country Planning (Use Classes) (Amendment) (England) Regulations 2020 
92 PPG Reference ID 2a-030-20190220 
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• SIC sectors to types of property. This estimates the proportion of employment 

that is likely to require each type of property, namely offices, industrial premises 

and warehouses; 

• Employment to floorspace, based on employment density. This draws upon 

published evidence to estimate the amount of floorspace needed by each 

additional employee, which is subsequently aggregated; and 

• Floorspace to site area, using a plot ratio. This final step considers the amount 

of land that may be required to accommodate new floorspace. 

7.5 These relationships are considered in turn below to estimate the floorspace and land 

that may be required to accommodate the level of employment growth envisaged in 

the preceding sections. It should, though, be acknowledged that assumptions are 

required to be made in considering each of the above relationships, meaning that the 

outcomes are by no means definitive. 

Sectors to use classes 

7.6 While this report has considered employment growth across all sectors, it is widely 

understood that only those activities requiring certain types of premises – formerly in B 

use classes, before recent changes to the Use Classes Order – generate a need for 

“employment land” as distinct from other business premises, such as shops, hotels and 

community facilities, whose land requirements cannot be estimated in a similar 

manner. It is therefore necessary to isolate jobs in sectors that are unlikely to require 

employment land of this nature, and remove these from the forecast. 

7.7 Appendix 2 details the assumptions that have been made at this stage, based on best 

practice and experience of similar studies. They are broadly summarised at Figure 7.1, 

which shows the proportion of jobs in each sector assumed to require “non-B” space 

alongside the level of job growth forecast in that sector. This shows, for example, an 

assumption that none of the additional jobs forecast in the largest growth sector – 

accommodation and food services – will require offices, industrial premises or 

warehouses. Health and social work is equally assumed to generate no requirement for 

such premises, with a similar assumption also made for education. 
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Figure 7.1: Job Growth Accommodated in “Non-B” Use Classes (2020-40) 

 

Source: Turley analysis 

7.8 These assumptions suggest that most of the additional jobs forecast under either 

scenario will be accommodated through other forms of premises, outside the former B 

use classes. This reaches 82% under the scenario that blends the employment 

forecasts, and falls only modestly to 77% when adjustments are made to that scenario. 

The Council is advised to consider how such growth can be accommodated through 

policies or site allocations that meet this implied need, which is necessarily excluded 

from the following sections of this analysis but could have separate and distinct land 

requirements. 

Table 7.1: Job Growth Accommodated in “Non-B” Use Classes (2020-40) 

 Additional jobs 

forecast per 

annum 

Total jobs over 

plan period 

Assumed to be 

in “non-B” use 

classes 

% 

Blended forecast 137 2,744 2,237 82% 

Adjusted scenario 176 3,515 2,705 77% 

Source: Experian; Cambridge Econometrics; BRES; Turley analysis  

Sectors to property types 

7.9 Building upon the above, it is necessary to give consideration to the type of property 

that may be required to accommodate jobs created in each sector. The assumptions 

applied in this regard – estimating the proportion of jobs in each sector requiring 

offices, industrial space and warehouses – are again based on best practice, and are 

detailed at Appendix 2. 

7.10 These assumptions have been applied at the sector level, before a process of 

aggregation to understand the overall need for different types of premises. As shown 
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at Figure 7.2, this implies a predominant need for offices which are consistently 

assumed to accommodate circa 486 jobs across the two scenarios. Fewer jobs are 

assumed to require warehouses, albeit with the adjusted scenario narrowing much of 

this gap. There is implied to be no growth, and indeed a slight decline, in jobs requiring 

industrial premises. 

Figure 7.2: Employment Growth by Assumed Type of Premises (2020-40) 

 

Source: Turley analysis 

Employment to floorspace 

7.11 The next stage considers the amount of floorspace needed to accommodate each 

additional employee. 

7.12 Published national evidence on employment densities is widely used in such 

calculations. This was last updated in 2015 and sought to reflect the ‘latest industry 

‘norms’ of how space is planned, developed and utilised’ up to this point, particularly 

considering the implications of recent technological improvements, the evolution of 

new forms of workspace, changing trading formats and sectorial activity93. 

7.13 In order to convert the job growth summarised at Figure 7.2 into floorspace, the 

numerous densities published for different types of offices, industrial and warehousing 

premises have been respectively aggregated and averaged as follows: 

• Office – general office (corporate; professional services; public sector; 

technology; media and telecoms; finance and insurance) and call centres; 

• Industrial – light industrial, industrial and manufacturing; and 

                                                           
93 HCA (November 2015) Employment Density Guide, third edition, paragraphs 1.3 and 1.5 
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• Warehouse – regional distribution centre and “final mile” distribution centre. 

7.14 While the published densities measure floorspace in different ways, they have been 

independently converted such that they consistently relate to the gross external area94 

(GEA). This is considered to provide the most appropriate basis for calculating 

employment land requirements, and produces the employment densities summarised 

at Table 7.2 below. 

Table 1.1: Employment Densities (sqm GEA per full time equivalent employee) 

Office Industrial Warehouse 

13.3sqm 44.8sqm 73.5sqm 

Source: HCA; Turley analysis 

7.15 It is important to note that employment densities are applied on the basis of full time 

equivalent (FTE) jobs, rather than all jobs as has been the focus up to this point. This 

requires a further process of conversion that has drawn upon the Experian forecasts 

introduced in section 5, which are the only forecasts – of those sourced to inform this 

study – to report on the basis of both workforce and FTE jobs. In order to convert the 

total employment growth considered reasonable for Eden into FTE jobs, the ratio 

between workforce and FTE jobs implied for each sector by Experian has been 

calculated at the start and end of the plan period (2020/40) with an average taken 

from these years to allow for forecast change. This average has been applied to the 

total job growth forecast in each sector, recognising that the recommended scenarios 

are based on two separate forecasts and, in the case of the adjusted scenario, apply 

further modifications. 

7.16 Applying employment densities to these estimates of future change in FTE 

employment provides an indication of the amount of additional employment 

floorspace that could be required to support future job growth in Eden. The following 

table shows, when simply blending the forecasts, a particular need for nearly 4,700sqm 

of office space, with a modestly smaller need for warehousing space (3,310sqm) and a 

negative requirement for industrial premises. The implied need for warehousing space 

does markedly increase under the adjusted scenario, however, reaching around 

22,100sqm.

                                                           
94 For offices, 15% uplift to convert net internal area (NIA) to gross internal area (GIA), and further 5% uplift to 

convert GIA to gross external area (GEA). For industrial, 5% uplift to convert NIA to GIA, and a further 5% uplift to 
convert GIA to GEA. No conversion is necessary for warehouses given the publication of an employment density on 
the basis of GEA 
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Table 7.3: Implied Need for Selected Types of Employment Space (2020-40) 

 Blended forecast Adjusted scenario 

 
Additional 

jobs 

Additional 

FTE jobs 

Floorspace 

(GEA, sqm) 

Additional 

jobs 

Additional 

FTE jobs 

Floorspace 

(GEA, sqm) 

Office 486 353 4,689 486 353 4,689 

Industrial -40 -41 -1,834 -40 -41 -1,834 

Warehouse 61 45 3,309 365 301 22,101 

Total 507 357 6,164 810 613 24,955 

Source: HCA; Experian; Turley analysis 

Floorspace to site area 

7.17 Finally, the amount of land that could be required to accommodate additional 

floorspace can be estimated. Unlike with employment densities, there remains no 

official recent guidance on plot ratios which should be used in such calculations, 

although it is common to assume that industrial and warehousing premises are single 

storey units occupying 40% of their plots. 

7.18 The variable density of office schemes means that it is more complicated to arrive at a 

reasonable assumption for premises of this type. An admittedly dated but influential 

study produced in 1997, cited in official guidance that has now been withdrawn, found 

that office floorspace can equate to between 25% and 200% of its plot area95. The 

lower end of this range reflects business parks (25-40%) while the upper end is 

reflective of higher density offices in town centres (75-200%). 

7.19 The profile of Eden and its key employment locations is considered to justify an 

assumption towards the lower end of this range (40%) albeit with the Council advised 

to acknowledge that higher density development, if achievable, would naturally reduce 

the amount of land needed to deliver the required floorspace and vice versa. 

7.20 Applying these assumptions suggests that as much as 6.2ha of employment land could 

be needed to support the adjusted scenario, largely underpinned by a need for 

warehousing land (5.5ha) with a smaller implied need for land suitable for office 

development (1.2ha) and a negative requirement for industrial land (-0.5ha). While the 

latter estimates are consistent across the two scenarios, the implied need for 

warehousing land reduces to only 0.8ha when the employment forecasts are simply 

blended without further adjustment. This leaves an implied requirement for only 1.5ha 

of employment land over the plan period.

                                                           
95 Office of the Deputy Prime Minister (2004) Employment Land Reviews: guidance note, Annex D Box D.7 
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Table 7.4: Implied Need for Selected Types of Employment Land (2020-40) 

 Blended forecast Adjusted scenario 

 Additional 

floorspace 

(GEA, sqm) 

Additional land 

(ha) 

Additional 

floorspace 

(GEA, sqm) 

Additional land 

(ha) 

Office 4,689 1.2 4,689 1.2 

Industrial -1,834 -0.5 -1,834 -0.5 

Warehouse 3,309 0.8 22,101 5.5 

Total 6,164 1.5 24,955 6.2 

Source: Turley analysis 

Considering labour supply 

7.21 Beyond the use of employment forecasts, the PPG also recommends the development 

of ‘demographically derived assessments of current and future local labour supply’96. 

The demographic modelling presented in section 6 has been used to ensure 

consistency in the deployment of this method. 

7.22 The analysis in that section indicates that a minimum of 107 dwellings per annum 

needed to be provided in the plan area over the plan period, based on the standard 

method of assessing local housing needs. Subsequent modelling suggests that such a 

level of housing provision, in combination with changing behaviours, could grow the 

labour force and support around 894 jobs in total over the plan period. 

7.23 This would clearly represent a lower level of job growth than forecast under the 

scenarios developed in this report and used in the analysis above. This observation was 

indeed made in section 6, which presented further modelling to suggest that circa 200 

dwellings per annum could be needed to row the labour force and support the lower 

forecast of job growth, rising to 226 dwellings per annum to support the higher. 

7.24 Where the Council pursues such scenarios and provides the necessary level of housing 

provision, the supply of labour would intentionally grow to support forecast 

employment growth. This planned alignment would remove the need for a separate 

‘demographically derived’ assessment of employment needs, where the above 

calculations – based on the employment forecasts – provide a consistent estimate of 

the associated need for premises. Such an approach is, however, of some value in 

illustrating the implications of meeting only the minimum need for housing implied by 

the standard method, where this would suggest a lower level of employment growth 

being supported. 

7.25 A further scenario has therefore been developed on this basis, which reflects the 

creation of 894 jobs in total over the plan period. This does require assumptions to be 

made around the distribution of jobs by sector, which have been derived from the 

                                                           
96 PPG Reference ID 2a-027-20190220 
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blended employment forecast for illustration97, and the subsequent removal of a 

majority of jobs assumed to require “non-B” premises. 

7.26 As summarised at Table 7.5, the lower level of employment growth supported by this 

scenario substantially reduces the amount of employment floorspace and land implied 

to be required, relative to the scenarios introduced to this point. Only 1,165sqm of 

additional space is implied to be needed to accommodate this level of job growth, 

requiring only 0.3ha of land – a fifth of that implied by the blended forecasts, and less 

than 5% of the need implied by the adjusted scenario. 

  

                                                           
97 This makes no adjustment to sectors forecast to see job losses, but reduces the scale of job growth forecast in 

other sectors to reach the total of 894 jobs 
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Table 7.5: Employment Land Needed under a Labour Supply Scenario (2020-40) 

 Additional floorspace (sqm) Additional land (ha) 

 Blended 

forecast 

Adjusted 

scenario 

Labour 

supply 

Blended 

forecast 

Adjusted 

scenario 

Labour 

supply 

Office 4,689 4,689 1,709 1.2 1.2 0.4 

Industrial -1,834 -1,834 -1,834 -0.5 -0.5 -0.5 

Warehouse 3,309 22,101 1,289 0.8 5.5 0.3 

Total 6,164 24,955 1,165 1.5 6.2 0.3 

Source: Turley analysis 

Considering past take-up 

7.27 The PPG also suggests that ‘analysis based on the past take-up of employment land and 

property’ can provide an indication of future needs98. 

7.28 The Council’s monitoring, summarised at Figure 4.3, indicates that an average of 

2,046sqm of net additional employment space has been completed each year across 

Eden since 2013. This average, while covering a seven year period, omits one year 

(2014/15) for which no data is available, and equally does not incorporate earlier 

completions data given an unresolvable lack of clarity around whether this has been 

measured on a comparable net basis. 

7.29 A breakdown by type of premises is not available for two of the six years drawn upon 

to calculate the average referenced above, but it is considered reasonable for the 

purposes of this modelling exercise to apply the typical profile of completions in the 

other four years to these years for illustration. This suggests, as shown at Table 7.6, 

that circa 807sqm of warehousing space has been completed annually, closely followed 

by office premises (685sqm) and industrial space (555sqm). 

7.30 When extrapolated over the emerging plan period, a continuation of this trend could 

see circa 40,920sqm of employment space completed in total. It is estimated, based on 

the plot ratios introduced earlier in this section, that around 10.2ha of land would be 

needed to accommodate this space99. 

  

                                                           
98 PPG Reference ID 2a-027-20190220 
99 This is acknowledged to be lower, on an average annual basis, than the comparable scenario presented – albeit 

over a different period – at Table 7 of the Cumbria Employment Sites and Premises Study (0.5/1.9ha per annum). 
The latter is understood, though, to be based on only three years’ data (2011-14) omitting the more recent data 
that now exists to 2020. It also applies lower plot ratios (30-35%) for office and industrial premises. 
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Table 7.6: Extrapolating Past Completions over New Plan Period (2020-40) 

 Net completions 

per annum 

(sqm; 2013-20) 

Extrapolated over 

plan period (sqm) 

Estimated land 

requirement (ha) 

Office 685 13,692 3.4 

Industrial 555 11,100 2.8 

Warehouse 807 16,130 4.0 

Total 2,046 40,923 10.2 

Source: Council monitoring; Turley analysis 

7.31 This implied land requirement is nearly two thirds (64%) greater than the highest of the 

scenarios introduced to this point, namely the adjusted employment forecast scenario. 

It suggests that nearly three times as much office land could be needed and implies 

that additional industrial land could be required, contrasting with the decline 

suggested by the other scenarios. It does, though, suggest a modestly smaller need for 

warehousing land than the adjusted scenario. 

Figure 7.3: Comparing Land Required under the Scenarios (2020-40) 

 

Source: Turley analysis 

Allowing for losses 

7.32 The above scenarios provide net estimates of future need, simplistically assuming – in 

all but the past take-up scenario – that floorspace is only required where a new jobs is 

created, and is vacated where a job is lost. It is important to acknowledge that this is 

not the sole factor driving a need for employment land. 

7.33 An ongoing loss of employment space, for example – implicitly assumed in the past 

take-up scenario also, given its use of net figures – theoretically requires the provision 
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of new space if the overall stock is not to diminish. Such a process can also replace 

ageing premises, and improve the quality of employment space in an area which can 

be important in enabling indigenous business growth and attracting new investment 

into the area. 

7.34 Where the Council aims to support this process, by allowing for the replacement of 

losses with new development, the need for employment land naturally rises. This can 

be illustrated through reference to the Council’s monitoring, which – though available 

for only a short period (2018-20) – suggests that circa 963sqm of employment space 

has been lost annually on average. This has not been broken down by property type, 

but can be added to the overall requirement for floorspace and land calculated above 

for illustration. 

7.35 Replacing all such losses, where they are assumed to continue at this rate, could 

require a further 19,260sqm of employment space, or 4.8ha of land. When this is 

added to the net estimates of employment land introduced to this point, the scenarios 

suggest that between 5.1ha and 15.0ha of employment land could be needed when 

making allowance for the full replacement of losses as shown at Table 7.7 below. 

Table 7.7: Allowing for Losses 

 Additional floorspace (sqm) Additional land (ha) 

 
Original 

Allowing for 

losses 
Original 

Allowing for 

losses 

Past take-up 40,923 60,183 10.2 15.0 

Adjusted scenario 24,955 44,215 6.2 11.1 

Blended forecast 6,164 25,424 1.5 6.4 

Labour supply 1,165 20,425 0.3 5.1 

Source: Turley analysis 

Allowing for choice and flexibility 

7.36 In order to plan positively for future employment growth, it is widely considered best 

practice to add a margin of choice and flexibility. This additional land provides 

businesses and developers with a reasonable choice of sites, and allows for delays in 

sites coming forward. Without a buffer, any delay of this nature risks constraining job 

growth due to a shortage of available space. This appears to be a particularly important 

consideration in Eden, with section 4 having highlighted extremely low vacancy rates 

across all commercial property types. 

7.37 Establishing such a margin is not an exact science, and requires a degree of judgement. 

It is considered reasonable to apply an allowance equivalent to five years’ supply, 

based on the average rate of development summarised at Table 7.6 which has been 

converted to land through the application of plot ratios. This would add a buffer of 

circa 2.6ha to the aforementioned estimates, suggesting that between 7.7ha and 

17.6ha of employment land could be needed over the plan period. 
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Figure 7.4: Allowance for Choice and Flexibility (2020-40) 

 

Source: Turley analysis 

7.38 These varied approaches, followed in accordance with the PPG, produce a reasonably 

wide range of need. This can, though, be narrowed by recognising that the labour 

supply scenario – at its lower end – is linked to a standard method that was found in 

section 6 to provide an unreliable estimate of housing needs in Eden. This suggests that 

the supply of labour is likely to grow to a greater extent than assumed in this scenario, 

which is therefore likely to underestimate the need for employment land as a result 

and can be reasonably discounted to elevate the lower end of the range. 

7.39 The next lowest scenario, reflecting a blend of two employment forecasts in an 

approach considered reasonable in section 5, would imply a marked slowing of the 

recent rate at which employment space has been developed in Eden. It therefore 

appears to risk understating the wide range of factors, beyond simply job growth, that 

generate a need for employment land. Again, it is considered reasonable to remove 

this scenario from the range on this basis. 

7.40 This leaves the higher scenarios that suggest a need for between 13.6ha and 17.6ha 

over the plan period, creating a narrower range within which an employment land 

requirement could be selected. Each scenario is considered to be adequately 

representative of future need, and calculated through a robust process. The Council 

may, however, choose to select a higher requirement to offer still greater choice and 

flexibility to businesses, beyond the allowances indicatively made in this section. 

Summary 

7.41 With section 5 having established a reasonable level of forecast employment growth 

for Eden, and section 6 estimating the housing provision that could be needed to 

support this growth, this section has used a number of different approaches – 
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recommended in the PPG – to consider the amount of employment land that could be 

needed to accommodate newly created jobs over the plan period. 

7.42 Most of the additional jobs forecast in the two employment growth scenarios 

presented in section 5 – in sectors such as accommodation, food and health – appear 

likely to require premises that are distinct from employment land, traditionally covered 

by B use classes before recent reforms to the Use Classes Order. Certain jobs are, 

though, expected to require offices (1.2ha) and warehousing space in particular, the 

implied need for land capable of accommodating the latter increasing – from 0.8ha to 

5.5ha – in the adjusted employment growth scenario. Forecast job losses mean that a 

negative requirement for industrial space is implied for each scenario, producing an 

overall net need for between 1.5ha and 6.2ha of employment land over the plan 

period. 

7.43 In accordance with the PPG, a further ‘demographically derived’ scenario has been 

developed to reflect the minimum need for housing implied by the standard method, 

with the earlier modelling suggesting that such a rate of provision could grow the 

labour force to support circa 894 additional jobs over the plan period. This is lower 

than the forecasts, as previously noted, and consequently reduces the implied need for 

employment land to only 0.3ha. 

7.44 A continuation of recent delivery rates – where they are considered to provide an 

indication of future needs by the PPG – could in contrast generate a greater need for 

employment land than implied by the forecasts, requiring circa 10.2ha in total. 

7.45 The above represent net estimates, making no allowance for losses that would 

otherwise diminish the stock of employment space nor establishing a buffer to enable 

choice and flexibility. When making indicative allowances for such factors, the overall 

need for employment land increases and can be estimated to range between 7.7ha and 

17.6ha. This can be reasonably narrowed by removing the labour supply scenario and 

the blended employment forecast – respectively likely to underestimate future growth 

in the labour force, and understate the development that could result from a 

continuation of recent delivery trends – to leave a smaller range of between 13.6ha 

and 17.6ha. The Council can justifiably select an employment land requirement within 

this range or indeed above, if it wishes to offer still greater choice and flexibility to 

businesses beyond the allowances made in this calculation or reflect wider economic 

objectives/strategy.
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8. Size and Type of Housing Needed 
8.1 The NPPF states that the planning system should: 

“…support strong, vibrant and healthy communities, by ensuring that a sufficient 

number and range of homes can be provided to meet the needs of present and future 

generations”100 

8.2 It further confirms that: 

“The size, type and tenure of housing needed for different groups in the community 

should be assessed and reflected in planning policies”101 

8.3 The PPG provides guidance on approaches that can be taken when identifying the need 

for different types of housing, and acknowledges that the standard method does not 

itself break down the minimum annual housing need figure into individual groups102. It 

does not, however, prescribe a single approach that must be taken to assess the mix of 

housing needed. 

8.4 Within this context, evidence from the 2011 Census continues to provide incomparably 

comprehensive and local insight into the housing choices of different household types 

in Eden. It allows modelling of the size and type of housing that could be needed to 

accommodate projected change in the household profile, based on the scenarios 

introduced in section 6. The outcome of such modelling can also be helpfully compared 

with the findings of a household survey commissioned by the Council in 2018, which 

received nearly 1,600 responses103. 

8.5 The modelling in this section necessarily assumes that evidenced local tendencies are 

maintained throughout the plan period, with no attempt made to estimate how 

changes to house prices, incomes and household preferences for example may impact 

upon households’ propensity to occupy housing of different sizes. This approach, while 

not without limitations, is considered reasonable as it ensures that the analysis is 

grounded in a robust evidence-based position on household choices. It is, however, 

recognised that existing choices will naturally reflect the profile of stock currently 

available, and the consequences of such a limitation are highlighted where relevant 

throughout this section. 

Understanding local occupancy trends 

8.6 Different types of households, containing individuals living alone or families with 

children for example, naturally have differing requirements in terms of housing, and 

therefore occupy the housing stock in different ways. 

8.7 Figure 8.1 draws upon Census data, for the reasons outlined above, to show the size of 

housing occupied – in any tenure – by different household types in Eden district.  

                                                           
100 MHCLG (2019) National Planning Policy Framework, paragraph 8b 
101 Ibid, paragraph 61 
102 PPG Reference ID 67-001-20190722 

103 Arc4 (2018) Eden District Council Housing Needs Study 2018 
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Figure 8.1: Property Size by Household Type (2011) 

Source: Census 2011 

8.8 It is clear that one person households in Eden display the greatest tendency to occupy 

smaller properties, with more than half (54%) living in homes with no more than two 

bedrooms. It is nonetheless notable that the remaining near half live in larger homes 

with at least three bedrooms. 

8.9 Larger homes dominate amongst households with dependent children and families 

with other adults, who could be non-dependent children or elderly relatives. Over 85% 

of these households lived in properties with at least three bedrooms, and over one 

third had at least four bedrooms as of 2011. 

8.10 Couples without children and “other households” – containing unrelated adults, for 

example – similarly tend to occupy larger housing, though not to the same extent with 

over a quarter instead living in smaller homes with no more than two bedrooms. 

Projected change by household type 

8.11 Figure 8.2 draws upon Edge Analytics’ modelling to illustrate the scale of growth 

projected amongst different household types over the plan period, where housing 

provision is assumed to be either limited to the minimum need implied by the standard 

method or supportive of the employment growth scenarios introduced in this report104. 

                                                           
104 While section 6 explains that the standard method scenario has been built using a statistical definition of the 

plan area, the employment-led scenarios use data at a district level. Where demographic growth is aligned with 
forecasts of job growth that are anticipated to be largely realised in the plan area, it is considered reasonable – as 
explained in section 6 – to similarly attribute the additional households to the plan area. 
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Figure 8.2: Projected Change by Household Type (2020-40) 

 

Source: Edge Analytics; Turley analysis   * explicitly relates to plan area 

8.12 It is clear that the profile of growth is reasonably consistent across the scenarios, with 

growth in each case led by couples without children, one person households and 

households with dependent children. It is the scale of this growth that varies; for 

example, supporting any level of job growth could more than double the number of 

additional households with dependent children relative to that which could be 

accommodated by housing provision in line with the standard method. 

8.13 The scenarios are equally consistent in suggesting decline in the number of families 

living with other adults, such as non-dependent children or elderly relatives. The 

number of other households is in contrast projected to increase, but not substantially. 

Implications for the size of housing needed 

8.14 The profile of household growth implied above can be expected to drive demand for 

different sizes of housing over the plan period, based on the varying tendencies shown 

earlier at Figure 8.1. By reflecting the existing tendencies of different household types, 

on a proportionate basis, an illustrative profile of the size of housing that could be 

required by additional households forming in the plan area under each scenario can be 

established, as summarised at Table 8.1. This relates to all additional households 

projected to form and is not broken down by tenure. 
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Table 8.1: Implied Size of Housing Required in the Plan Area (2020-40) 

 1 bed 2 beds 3 beds 4+ beds Total 

Standard method 6% 27% 43% 24% 100% 

Blended employment forecasts 6% 26% 43% 24% 100% 

Adjusted jobs-led scenario 6% 26% 43% 25% 100% 

Source: Turley; Edge Analytics; Census 2011 

8.15 While there is variation in the number of homes provided under each scenario, and 

thus the number of additional households forming, there is evidently close alignment 

in terms of the proportion of homes required to be of different sizes. Additional 

households forming under any scenario would most likely require three bedrooms, 

with the proportion requiring a property of this size (43%) coincidentally aligning 

closely with the so-called “baseline” of the previously commissioned Housing Needs 

Study which blended 2014-based projections with information gathered through a 

household survey105. 

8.16 While that study suggested that the next largest group of households – roughly one in 

three (33%) – would require one bedroom, this analysis suggests that markedly fewer 

households (6%) will need property of this size with the divergence presumably caused 

by its use of a primary household survey106. The estimate made above is no doubt 

influenced by the relative scarcity of such small properties throughout Eden, as shown 

at the earlier Figure 3.5. 

8.17 Around a quarter of additional households are respectively assumed to need two or at 

least four bedrooms, aligning reasonably closely with the Housing Needs Study in the 

case of the former – where it suggested that 23% of households could need property of 

this size – but not the latter, where it was previously suggested that only 2% of 

households could require such a large property107. 

Implications for the type of housing needed 

8.18 The type of property that may be required to provide homes of the necessary size can 

also be estimated, drawing upon the VOA data introduced in section 3 of this report. 

This confirms, as of 2020, the proportion of dwellings of each size that are flats, 

bungalows and houses, as illustrated at Figure 8.3 below. This indicates that two thirds 

of one bedroom properties in Eden are flats, but houses then dominate amongst other 

sizes of property. Bungalows account for nearly a quarter of all two bedroom 

properties in the district, but a smaller proportion of other property sizes. 

                                                           
105 Arc4 (2018) Eden District Council Housing Needs Study 2018, Table 7.4 
106 Table 7.3 of the Housing Needs Study notably shows that a large proportion of the identified need for one 

bedroom homes is driven by households aged 85 and over requiring a one bedroom bungalow. The needs of older 
people are considered in more detail in section 10 of this report 
107 The Housing Needs Study does show a strong need for such homes amongst certain age groups, but this is offset 

by a reduction in households aged 45 to 59 who are assumed to exert a negative influence on the need for this size 
of home. It is assumed that a sizeable proportion of those found through the survey to be occupying such homes 
were in this age bracket. 
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Figure 8.3: Variation in Property Type by Number of Bedrooms (2020) 

 

Source: VOA, 2020 

8.19 Meeting the need for different property sizes implied by Table 8.1 could, based on this 

existing profile, require some 75% of the homes provided in this area to be houses, in 

any scenario as shown at Table 8.2. Circa 15% of homes could need to be bungalows 

with the remaining 10% flats. These estimates do vary from those made previously in 

the Housing Needs Study 2018, due to variation in the methodology used and the 

different conclusions reached on the size of property needed108. 

Table 8.2: Implied Type of Housing Required (2020-40) 

 House Bungalow Flat Total 

Standard method 75% 15% 10% 100% 

Blended employment forecasts 75% 15% 10% 100% 

Adjusted jobs-led scenario 75% 15% 10% 100% 

Source: Turley; Edge Analytics; VOA; Census 2011

                                                           
108 The Housing Needs Study indicated, as a baseline position, that 40% of households would need bungalows, 35% 

would need houses and 23% would need flats (Table 7.4). The former appears inflated by an implied need for 
around 300 bungalows with one bedroom, which notably exceeds the circa 200 such properties reported by the 
VOA to exist in the district as of 2020 and is understood to result from assumed growth in the elderly cohort that 
tend to require such homes. This may not be necessarily reflective of the changing needs of older people, 
considered further in section 10. 
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Interpreting the evidence 

8.20 In interpreting the estimates made in this section, they must be acknowledged to 

provide only an illustrative modelling of available evidence, which can be used as a 

guide to be reflected in policy and for the strategic monitoring of future development. 

8.21 While this evidence provides a valuable indication of the broad mix of housing which 

may be required in the plan area, it is recommended that policies are not overly 

prescriptive in expecting all sites to precisely align with the illustrative mix presented in 

this section. The mix of housing provided on individual sites will need to respond to 

and be influenced by the changing demands and needs of the market, and take 

account of local market evidence and viability considerations. 

8.22 In this context it is noted, for example, that stakeholders identified the relative appeal 

of Eden as a place for families to live. This is captured in the analysis in this section with 

reference to the implied growth of the working age population associated with the 

jobs-led scenarios but could be further enhanced where the relationship between 

home and work becomes more separate to reflect anticipated behavioural changes 

around flexible working. Similarly, there is anecdotal evidence from stakeholders and 

agent consultation undertaken for this study that households of this type attracted to 

move into, or stay in, Eden are requiring more space where there is an expectation that 

one room will be retained as a space for home-working. Similarly increased 

expectations around the size and quality of outdoor space were noted as having 

changed as a result of the pandemic. These factors, whilst potentially representing a 

short-term reaction to current events, could in turn impact on the size and type of 

homes to which the market could also need to respond over the longer-term. Such 

changing trends cannot be reflected in the static profile used to inform the analysis 

above nor can they be accurately forecast in a quantifiable sense. 

Summary 

8.23 This section has used the scenarios of household change introduced in section 6, and 

evidence on the current tendencies of different types of households to occupy various 

types and sizes of housing, to provide an illustrative quantification as to the mix of 

additional housing that may be needed to 2040. 

8.24 This analysis indicates that there will continue to be a need for different sizes and types 

of housing within the plan area. With regards the size of housing projected to be 

needed, the analysis consistently suggests that three bedroom homes will be in 

greatest need under any scenario, with 43% of additional households potentially 

requiring property of this size. A lesser but still significant need is also projected for 

smaller two bedroom properties (c.26-27%) and larger properties with at least four 

bedrooms (c.24-25%). There is also an implied need for one bedroom properties, but 

this is more modest at 6%. 

8.25 This profile is manifest in the type of homes modelled as being needed, with the 

analysis suggesting that whilst some 75% of need will be for houses, there will remain a 

need for bungalows (15%) and a lesser need for flats (10%).
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8.26 These outcomes are reflective of the changing profile of households, in turn influenced 

by the changing age of the population. Where the scenarios project a growth in family 

households, with this notably more pronounced under the jobs-led scenarios, this is a 

key driver of the need for traditional family sized housing. It is important to note that 

stakeholder views highlight that current and potentially longer-term behavioural 

changes arising out of the pandemic and an increased emphasis on home or flexible 

working will both elevate demand for such family housing in Eden as well as the size 

expectations of households where additional space is sought to both live and work in.  

8.27 Similarly the identified need for smaller one and two bedroom homes is reflective of 

the inevitable continuing ageing of the population, and its attraction as a location 

where individuals can retire. Section 10 provides further analysis as to the specific 

needs of such households. It is, however, apparent from the analysis in this section that 

the continued growth of this cohort is likely to place greater demand pressures on the 

existing bungalow stock, with the availability of affordable stock of this type identified 

by stakeholders as an increasing challenge on enabling such households to downsize.  

8.28 Finally, it is emphasised that the presented quantitative analysis of need by size and 

type must be applied by the Council with a degree of flexibility. This recognises that 

need and demand factors will change over time and require the market to respond 

accordingly. Similarly the suitability for a mix of housing on a site will be influenced by 

its size and locational context and should therefore be framed within rather than 

required to adhere rigidly to the profile of need identified in this section.
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9. Affordable Housing Need 
9.1 In guiding the overall approach to assessing housing needs, the PPG retains the well-

established methodology through which affordable housing needs are separately 

calculated109. A change in the official definition of affordable housing, introduced with 

the revised NPPF, has not led to any alteration of this approach. 

9.2 The methodology requires the calculation of ‘the total net need (subtract total 

available stock from total gross need)’ and a conversion into ‘an annual flow based on 

the plan period’. The outcome, which is then presented as an annual need for 

affordable housing, should then be: 

“…considered in the context of its likely delivery as a proportion of mixed market and 

affordable housing developments, taking into account the probable percentage of 

affordable housing to be delivered by eligible market housing led developments. An 

increase in the total housing figures included in the plan may need to be considered 

where it could help deliver the required number of affordable homes”110 

9.3 This section applies the PPG methodology and clearly presents a stepped calculation of 

affordable housing need for the plan area, broken down by the number of bedrooms 

required. Gross need is considered first before accounting for supply and arriving at the 

net annual position required over the emerging plan period by the PPG. 

9.4 The calculation uses information held and collated by the Council, which is introduced 

throughout and supplemented as necessary with secondary data. It should be noted 

that rounding may result in certain figures not appearing to sum throughout. 

Current and future gross need 

9.5 This part of the calculation identifies both the existing backlog of households in need of 

affordable housing, and the additional need that may be continuously generated 

where existing households’ circumstances change and new households form but are 

unable to access the home that they need on the open market. 

Current need for affordable housing (A) 

9.6 The Common Housing Register (CHR) identifies existing households that have reported 

themselves to be in need of affordable housing, and thus provides ‘relevant 

information’ for the purposes of this assessment as acknowledged in the PPG111. While 

other data sources are also suggested, the PPG rightly warns of the risk of double-

counting when combining datasets, and emphasises that care should be taken to 

include ‘only those households who cannot afford to access suitable housing in the 

                                                           
109 PPG section 77 – “Housing needs of different groups”; last revised 22 July 2019. At the time of writing, section 

2a (“Housing and economic needs assessment”) retains almost identical guidance on assessing affordable housing 
needs, which was last revised on 20 February 2019 
110 PPG Reference ID 67-008-20190722 
111 PPG Reference ID 67-006-20190722 
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market’112. Given that households’ eligibility is assessed when joining the CHR, it is 

considered the most suitable and reliable source of information for the purposes of 

this assessment, albeit while recognising that some individuals may be discouraged 

from registering their interest by a perceived lack of stock in their community. 

9.7 The Council shared a snapshot of the CHR in July 2020 to inform this calculation, 

confirming that 1,065 households had registered their need within the district. This 

dataset contained a postcode for each household, which has been used to isolate 757 

households known to be currently located in the plan area113. Over half of these 

households (410) live in one of the six wards of Penrith, but there is notably at least 

one household in every ward – even when discounting those living outside of the plan 

area – that has registered a need for affordable housing. This is shown at Table 9.1, 

which additionally standardises the number to have registered in each ward relative to 

the size of its population in 2018, as the latest year for which such data is available114. 

This continues to highlight Penrith in particular, even after accounting for its larger 

population.

                                                           
112 Ibid 
113 Households with no fixed address are assumed to live in the plan area. Households with a recorded postcode 

that does not match those in the district have been assumed to live elsewhere. It has not been possible, using the 
data available, to account for households living elsewhere but retaining a local connection to the plan area 
114 ONS (2019) Population estimates – small area based by single year of age, mid-2018 
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Table 9.1: Current Location of Households on the CHR 

Ward 
Hholds in 

need 

↓ 

Per 

1,000 

residents 

Ward 
Hholds in 

need 

↓ 

Per 1,000 

residents 

Penrith West 95 31 Penrith Carleton 15 9 

Penrith East 88 29 Kirkoswald 14 10 

Penrith South 82 31 Skelton 13 9 

Penrith North 80 20 Orton with Tebay 12 8 

Penrith Pategill 50 35 Askham 11 8 

Alston Moor 29 14 Hartside 11 8 

Appleby (Bongate) 27 14 Dacre 11 8 

Hesket 26 8 No fixed address 10 – 

Appleby (Appleby) 24 20 Long Marton 9 8 

Kirkby Stephen* 21 (6) Morland 9 7 

Lazonby 19 13 Warcop 8 6 

Eamont 19 13 Greystoke 4 3 

Shap 18 13 Crosby Ravensworth 2 1 

Langwathby 17 13 Ravenstonedale* 1 (6) 

Kirkby Thore 16 11 Ullswater 1 1 

Brough 15 11 Plan area 757 16 

Source: Eden District Council; ONS; Turley analysis 

* rate calculated for the combined area of Kirkby Stephen and Ravenstonedale, which have been 

combined by the ONS in its population estimates 

9.8 The CHR confirms that around one third of households that have registered their need 

in the plan area already occupy affordable housing therein, albeit with the suggestion 

that the property is inadequate, although the reason for this is unknown. These 

households are isolated at Table 9.2, which presents the first stage of the calculation 

and also reveals that the majority (61%) of households in need require only one 

bedroom.
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Table 9.2: Current Need for Affordable Housing (A) 

Step Source 1 bed 2 beds 3 beds 4+ beds Total 

A1 Existing 

affordable housing 

tenants in need 

Applications to 

transfer on CHR 
140 69 41 2 252 

A2 Others on 

housing register 

CHR, excluding 

those identified 

above 

323 123 58 1 505 

A3 Total housing 

need currently 
A1 + A2 463 192 99 3 757 

Source: Eden District Council; Turley analysis 

Future need for affordable housing (B) 

9.9 It is naturally more challenging to predict the scale of future need, compared to the 

need outlined above which exists and can be quantified at the current point in time. 

The newly restructured PPG provides more limited guidance on how authorities should 

estimate the ‘projected number of households who lack their own housing or who 

cannot afford to meet their housing needs in the market’115. Previous guidance on how 

‘the number of newly arising households likely to be in affordable housing need’ can be 

calculated has not been copied across to the new section of the PPG, but at the time of 

writing remains in its former location116. This section therefore continues to adhere to 

this guidance by estimating both the number of newly forming households unable to 

buy or rent in the local market, and the number of existing households falling into need 

from other tenures. 

9.10 The PPG indicates that this stage of the assessment should ‘reflect new household 

formation’, but does not provide specific guidance on how this should be calculated117. 

This has, however, featured in guidance historically issued by the Department for 

Communities and Local Government118, which set a detailed framework for the long-

established methodology that continues to be broadly reflected in the PPG. It is 

important to note that this uses a gross annual household formation rate, rather than 

the net figures typically reported, to specifically measure ‘the number of households at 

the end of the year which did not exist as separate households at the beginning’119. This 

is achieved by comparing the number of households in specific five year age bands to 

the number in the age band five years previously. As recommended in the original 

guidance, these estimates are limited to households led by somebody aged 44 years or 

younger to more accurately reflect newly forming households only. This input has been 

calculated by Edge Analytics based on the blended jobs-led scenario introduced in 

                                                           
115 PPG Reference ID 67-006-20190722 
116 PPG Reference ID 2a-021-20190220 
117 Ibid 
118 DCLG (2007) Strategic housing market assessments: practice guidance, Annex B 
119 Ibid, p45 
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section 6, which – though technically based on the district – can be reasonably used for 

the plan area in this calculation120. The gross measure used in the calculation cannot, 

however, be compared with the net additional need for dwellings implied by the same 

scenario. 

9.11 It is likely that a proportion of newly forming households will be unable to afford the 

cost of market housing, as acknowledged in the PPG. This can be estimated through an 

affordability benchmarking exercise, which takes account of the cost of purchasing or 

renting at the entry level of the open market – traditionally represented by the lower 

quartile – relative to the income profile of households in the plan area. 

9.12 This income profile has been developed using Paycheck data supplied by CACI, which 

assigns households living in each postcode area to an income band and can therefore 

be aggregated to the plan area level. This profile is summarised at Figure 9.1, showing 

the proportion of households with earnings that fall within each of the reported bands. 

 Figure 9.1: Distribution of Household Income in the Plan Area 

 

Source: CACI, 2020 

9.13 The cost of purchasing or renting entry level housing in the plan area can be considered 

within this context. Table 9.3 confirms the lower quartile price paid to purchase 

housing in this area over the year to December 2019, based on Land Registry data 

introduced in section 3 of this report, and subsequently estimates the cost of 

purchasing such housing with a mortgage excluding the cost of saving for a deposit121. 
                                                           
120 While it has not been possible to model a jobs-led scenario for the plan area, the scenario based on the outcome 

of the standard method for this area produces a gross household formation rate that is only 9% lower than the 
district-wide jobs-led scenario. Given the conclusion that the former is likely to underestimate local needs quite 
substantially, it is considered reasonable to use the higher rate that relates to the district particularly where it is 
concluded to form an appropriate need for the plan area where it is related to additional jobs understood to be 
largely contained within this geography.  
121 A 5% deposit is assumed, with repayment over a 25 year period at a fixed interest rate of 3% 
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This is compared to the lower quartile monthly cost of privately renting a property, 

drawing upon ONS data for the district – introduced in section 3 – that appears 

adequately reflective of the plan area and is preferred having been based on a larger 

sample of rents122. The income required to purchase or rent entry level market housing 

is then estimated based on these benchmarks, making an assumption that no more 

than one third of income is spent on housing costs to align with research produced by 

the Resolution Foundation – regularly cited by both Shelter and the Joseph Rowntree 

Foundation – which found that ‘households spending at or above this threshold are far 

more likely to struggle to actually make housing payments…and are also more likely to 

experience material hardship’123. 

  

                                                           
122 The ONS reported a lower quartile monthly rent for the district of £480 based on a sample of 860 rents recorded 

over the year to March 2020. In order to verify its applicability for the plan area, 16 properties currently – as of 
October 2020 – advertised for rent in the plan area on Zoopla have been reviewed which produce a similar lower 
quartile figure of £475 per month 
123 Resolution Foundation (2014) Housing pinched: understanding which households spend the most on housing 

costs 
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Table 9.3: Income Required to Access Market Housing in the Plan Area 

 Market purchase Private rent 

Price of purchase £138,000 – 

Annual cost £7,460 £5,760 

Income required £22,381 £17,280 

Source: ONS; Land Registry; Turley analysis 

9.14 Having established these income thresholds, Paycheck data – introduced at Figure 9.1 

– can be used to estimate the proportion of households with an income lower than 

required to purchase or privately rent. This is complicated to an extent by the bandings 

reported by CACI, which would require the above to be misleadingly rounded down to 

the nearest £5,000 despite in each case closely aligning with the midpoint of their 

respective bands124. In these circumstances, it is considered appropriate to evenly split 

the households in each band, assuming – in the absence of more detailed data, and for 

purely illustrative purposes – that half earn more than the midpoint of the band and 

half earn less. This process is illustrated below, and suggests that 35% of households in 

the plan area are unable to afford the cost of purchasing a home with fewer (24%) 

unable to privately rent. 

Figure 9.2: Estimating the Proportion of Households Able to Afford Market Housing 

 

Source: CACI; Turley analysis 

                                                           
124 An income of £17,280 falls close to the midpoint of the £15-£20,000 band, while an income of £22,381 is 

similarly close to the reported £20-£25,000 band 
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9.15 This illustrative exercise is ultimately intended to estimate the proportion of newly 

forming households that might be unable to access open market housing. While the 

income profile drawn upon above captures all types of household – including recently 

formed households, working households and older households with pensions – there is 

no local evidence on the varying incomes of each household type in the plan area. In 

this absence of more comprehensive data, it is necessary to assume – for the purposes 

of the calculation – that the income of newly forming households aligns with that of 

existing households. It is assumed on this basis that 24% of newly forming households 

in the plan area will be unable to access private rent, as the lowest cost option, and will 

thus require affordable housing. It is assumed that sufficient private rented 

accommodation is available to meet the needs of those households able to afford this 

option. 

9.16 In addition to newly forming households, a number of existing households can also be 

expected to fall into need from other tenures where their financial or family 

circumstances change for example. The previous tenure of households receiving 

lettings in the plan area is not recorded, but the number of private renters and 

homeowners to have registered their need for affordable housing on the CHR in the 

last year – to July 2020 – has been used as the basis for this assumption125. 

9.17 As with the previous step, an indication of the size of affordable housing can be 

provided, albeit it is naturally more challenging to predict the size of housing needed 

by newly forming households as the method of calculation does not account for 

household size and available data does not allow the calculation of affordability 

benchmarks for different sizes of property. Once assumed therefore that a proportion 

of newly forming households are unable to afford the cost of renting, the number of 

bedrooms required by these households has been subsequently estimated based on 

the size of property occupied by socially renting households as of the 2011 Census. This 

is considered to provide a robust if illustrative basis for estimating needs, in the 

absence of sufficiently comprehensive data. 

9.18 When drawing together both newly forming households and existing households falling 

into need, Table 9.4 suggests that a new gross need for 223 affordable homes could 

arise across the plan area each year, with slightly less than half (45%) of this need 

relating to one bedroom properties.  

  

                                                           
125 While a longer-term average would generally be preferable, this would be misleading in only recording 

households that remain on the CHR and omitting those that have received a letting in this time. The absence of 
detail on the previous tenure of those receiving lettings does not allow for these datasets to be combined 
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Table 9.4: Future Need for Affordable Housing (B) 

Step Source 1 bed 2 beds 3 beds 4+ beds Total 

B1 New household 

formation, gross 

Projected younger 

household 

formation, Edge 

Analytics 

– – – – 451 

B2 Newly forming 

households unable 

to privately rent in 

the open market 

Proportion derived 

from ONS and CACI 

data 

– – – – 24% 

Applied to new 

household 

formation (B1) 

28 41 37 3 109 

B3 Existing 

households falling 

into need 

Households from 

other tenures 

joining the CHR in 

2019/20 

71 27 16 0 114 

B4 Total newly 

arising need, gross 

annual 

B2 + B3 99 68 53 3 223 

Source: Eden District Council; Edge Analytics; Turley analysis 

 Total gross need for affordable housing (C) 

9.19 When combining the current need with a future need, assumed to arise annually in 

each of the twenty years covered by the emerging plan period (2020-40), it can be 

estimated that circa 261 households will need affordable housing in the plan area each 

year. Around half (47%) of these households are implied to need one bedroom 

properties, followed by those requiring two (30%) or three bedrooms (22%). This 

represents a gross measure, taking no account of supply which is incorporated – as 

required by the PPG – in the next stage of the calculation. 
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Table 9.5: Total Gross Need for Affordable Housing (C) 

Step Source 1 bed 2 beds 3 beds 4+ beds Total 

C1 Total housing 

need currently 
A3 463 192 99 3 757 

C2 Total newly 

arising need, over 

20 years 

B4 x 20 1,980 1,360 1,060 60 4,460 

C3 Total gross 

need over plan 

period 

C1 + C2 2,443 1,552 1,159 63 5,217 

C4 Annual gross 

need over plan 

period 

C4 ÷ 20 122 78 58 3 261 

%  47% 30% 22% 1% 100% 

Source: Turley analysis 

Accounting for supply (D) 

9.20 The PPG recognises that ‘there will be a current supply of housing stock that can be 

used to accommodate households in affordable housing need…as well as future 

supply’126. This supply can therefore be assumed to contribute towards meeting, in 

quantitative terms, the gross need calculated above. 

9.21 Lettings data supplied by the Council confirms the number of affordable homes that 

have annually become available in the plan area to non-transfer tenants over the last 

three years, on average127. These lettings have been distributed throughout the plan 

area, with the following chart identifying locations reported to have seen at least 5 

new lettings per annum. These locations, led by central Penrith with 31 new lettings 

per annum, collectively account for over three quarters (77%) of lettings – excluding 

transfers – in the plan area during this time. This will naturally be influenced by the 

volume of affordable housing stock in each location. 

                                                           
126 PPG Reference ID 67-007-20190722 
127 While data from the CHR has been assigned to the plan area on the basis of postcodes, lettings data does not 

confirm the postcode of the let property. The listed settlement has instead been used to remove lettings in the 
National Parks 
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Figure 9.3: Reported Location of Lettings excluding Transfers (2017/18 – 2019/20) 

 

Source: Eden District Council; Turley analysis 

9.22 This lettings data can reasonably inform an assumption on the number of affordable 

homes that will be available to meet needs in future, albeit it is acknowledged that this 

may be susceptible to change when accounting for losses through Right to Buy 

depending on the level of replacement. A small allowance would ideally be made for 

the turnover of homes occupied through intermediate tenures, such as shared 

ownership, but it has not proven possible to establish the extent to which this occurs in 

the plan area and as such it is excluded from the calculation. 

9.23 In accordance with the PPG, the calculation should also take account of affordable 

homes that the Council expects to be delivered over the next five years, with such 

monitoring shared to inform this assessment. This is understood to relate exclusively to 

the plan area and has not been independently verified. Where the calculation is to be 

broken down by size, it should be noted that there is a lack of detail on the size of 

affordable housing in the pipeline which means that assumptions must be made based 

on the profile of existing stock at the 2011 Census. 

9.24 While this new supply would naturally be augmented by the addition of stock that has 

been vacant over a prolonged period of time, or indeed reduced in net terms where 

occupied stock is planned to be taken out of management, there is no indication that 

any such plans of substance are in place and as a result this is not accounted for within 

the calculation. 

9.25 A further source of supply emerges when recognised that some of the households 

currently in need of affordable housing already occupy such a home, which will be 

vacated when their needs are met. Allowance for these movements is therefore made 

within the calculation, drawing upon data from the CHR. 
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9.26 When the above are combined, it is suggested that circa 216 affordable homes could 

become available in the plan area in each year of the plan period. It is implied that 

nearly half (45%) of these homes could contain two bedrooms, with fewer properties 

containing one or three bedrooms (28/26% respectively). 

Table 9.6: Assumed Supply over Plan Period (D) 

Step Source 1 bed 2 beds 3 beds 4+ beds Total 

D1 Committed 

supply of 

affordable housing 

Pipeline over next 

five years, 

identified by the 

Council 

132 193 172 12 509 

D2 Affordable 

homes occupied 

but vacated by 

households in need 

Transfer tenants, 

identified at A1 
140 69 41 2 252 

D3 Emerging 

supply, annualised 

over plan period 

(D1 + D2) ÷ 20 14 13 11 1 38 

D4 Lettings to new 

tenants per 

annum, excluding 

transfers 

Lettings data 

supplied by the 

Council, three year 

average (2017/18 

to 2019/20) 

46 85 46 1 178 

D5 Estimated 

supply per annum 
D3 + D4 60 98 57 1 216 

Source: Eden District Council; Turley analysis 

Net need over the plan period 

9.27 The projected supply of 216 affordable homes per annum is clearly lower than the 

estimated gross need for 261 such homes each year, suggesting that there is a net 

need for 45 affordable homes per annum across the plan area. This is naturally 

dependent upon supply becoming available, and would increase where the pipeline is 

not delivered in full for example. 

9.28 The breakdown by size indicates that this largely relates to one bedroom properties, 

with an implied net shortfall of 63 such homes per annum, and a more balanced 

position is implied for other property sizes with an excess of two bedroom properties 

actually shown. Given the input assumptions, the Council is advised to closely monitor 

the extent to which the delivery of affordable housing – of various sizes – is actually 

meeting households’ needs over the plan period, taking account of trends in both 

delivery and the CHR while capturing the qualitative views of those involved in letting 

and assessing eligibility. 
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Table 9.7: Estimated Net Need for Affordable Housing 

Step Source 1 bed 2 beds 3 beds 4+ beds Total 

Annual gross need 

over plan period 
C4 122 78 58 3 261 

Estimated supply 

per annum 
D5 60 98 57 2 216 

Net need per 

annum 
C4 – D5 63 -21 1 1 45 

Source: Turley analysis 

Considering likely delivery 

9.29 The calculation introduced above is intended to provide a position on the total 

affordable housing need which, as per the PPG, must be ‘considered in the context of 

its likely delivery as a proportion of mixed market and affordable housing 

developments, taking into account the probable percentage of affordable housing to be 

delivered by eligible market housing led developments’128. The PPG invites authorities 

to consider ‘an increase in the total housing requirement included in the plan…where it 

could help deliver the required number of affordable homes’129. 

9.30 Policy HS1 of the adopted Local Plan aims to secure 30% of homes on larger sites as 

affordable housing. On a purely numerical basis, this suggests that provision for as few 

as 149 dwellings per annum in the plan area could conceivably meet the net annual 

need for 45 affordable homes therein. 

9.31 This is, though, likely to exaggerate the contribution of certain sites, not all of which 

are required – or indeed able, due to viability for example130 – to deliver the proportion 

of affordable housing specified in the policy. It also takes no account of the need to 

continuously replenish the stock of affordable housing, an important consideration 

that is not reflected when simply quantifying the net need for such homes. 

9.32 With section 6 having already concluded that circa 200 dwellings are annually needed 

overall across the plan area, it is relevant to note that a retention of the adopted policy 

could see up to 60 affordable homes delivered each year in this scenario, albeit this 

optimistically assumes that all sites will contribute and as such is considered likely to be 

an overestimate. This compares favourably with the recent delivery of 49 affordable 

homes per annum on average over the past five years, although it should be noted that 

this unavoidably relates to the district rather than the plan area. Nonetheless, it 

suggests that providing in the order of 200 dwellings per annum in the plan area could 

help to sustain the rate of affordable housing provision in response to an evidenced 

                                                           
128 PPG Reference ID 67-008-20190722 
129 Ibid 
130 The Council’s monitoring does, however, indicate that affordable housing provision on eligible sites (11+ units) 

has approached the desired level during the past two years, reaching 29% in 2018/19 and falling only slightly to 28% 
in 2019/20 



Draft report for consultation 

110 

need to do so. It does not suggest, in the context of the PPG, that an increase in the 

overall housing requirement is necessary on the basis of a quantified need. 

Figure 9.4: Affordable Housing Delivery in Eden District (2015-20) 

 

Source: Eden District Council 

Considering the role of different affordable housing products 

9.33 The revised NPPF was published after a prolonged period in which the Government had 

acknowledged increased ‘innovation by housing providers in meeting the needs of a 

wide range of households who are unable to access market housing’131. It expressed 

support for such innovation, and proposed a revised definition for affordable housing 

to ensure that it was not ‘unnecessarily constrained by the parameters of products that 

have been used in the past’. 

9.34 The revised NPPF introduced this revised definition, making clear that affordable 

housing should be: 

“Housing for sale or rent, for those whose needs are not met by the market (including 

housing that provides a subsidised route to home ownership and/or is essential for local 

workers)”132 

9.35 It proceeds to distinguish between: 

• Affordable housing for rent, which incorporates both nationally derived social 

rent and affordable rent set relative to the local market. While the definition 

builds upon that established in the previous iteration of the NPPF, it is less 

explicit in distinguishing between social rented housing and affordable rent; and 

                                                           
131 DCLG (2015) Consultation on proposed changes to national planning policy, paragraph 7-9 
132 MHCLG (2019) National Planning Policy Framework, Annex 2 
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• Starter Homes, discounted market sales housing, and other affordable routes 

to home ownership. Although each are defined separately, they have evidently 

been designed with a shared goal of providing low-cost housing for sale for those 

whose needs are not met by the market. 

9.36 The potential role of these products in meeting a locally evidenced need for affordable 

housing in the plan area is considered below. 

Affordable housing for rent 

9.37 The likely cost of affordable rents relative to the most accessible market option can be 

estimated through reference to the lower quartile private rent presented at the earlier 

Table 9.3, which was based on ONS data for the district first introduced in section 2 and 

acts as an appropriate proxy for the plan area. 

9.38 Table 9.8 below estimates the annual cost of renting at 60% and 80% of this market 

level, the latter aligning with the threshold set in the NPPF (‘at least 20% below local 

market rents’) and the former indicatively testing a larger discount that is permissible 

through this policy133. This clearly reduces the cost of renting, as would be anticipated. 

As in the preceding analysis, the implied thresholds can then be considered in the 

context of household income, where assumed that no more than one third of earnings 

are spent on housing costs, with the reported bandings again split where necessary – 

as at Figure 9.2 – to provide a more granular level of analysis. This produces estimates 

of the proportion of households that remain unable to afford these products, which 

are compared against the earlier-calculated proportion that cannot afford private rent. 

Table 1.2: Estimated Annual Cost of Affordable Rent and Income Required 

 

Annual cost 

Income 

required 

↓ 

Households 

able to 

afford 

Households 

unable to 

afford 

Difference 

from 

market rent 

Market rent £5,760 £17,280 76% 24% – 

80% market rent £4,608 £13,824 86% 14% -10% 

60% market rent £3,456 £10,368 91% 9% -15% 

Source: ONS; CACI; Turley analysis 

9.39 The calculation presented earlier in this section assumes that households with an 

income that is insufficient to access the private rental market will generate a need for 

affordable housing. Applying a discount to market rents naturally lowers this entry 

threshold, with rents set at 60% of the market level for example potentially benefitting 

15% of households that could otherwise be unable to afford such housing. It is implied 

that only 9% of households would remain unable to access a rental product priced at 

this level. 

                                                           
133 Ibid, Annex 2 
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9.40 The effect is naturally more modest when applying the smallest permissible discount of 

20%, but the difference remains sufficient to benefit 10% of the plan area’s households 

that would otherwise be unable to afford the cost of rent. 

Starter Homes, First Homes and discounted market sale 

9.41 Discounted market sale (DMS) is the sale of new build properties at a discount from 

their market value, typically of at least 20% and as much as 50%. Restrictions are 

placed on the property’s Land Registry Title to ensure that it remains at that 

discounted rate in perpetuity for future purchasers, and the NPPF requires such 

provisions to be in place to qualify as DMS. The NPPF equally makes clear that 

‘eligibility is determined with regard to local incomes and local house prices’134. 

9.42 The Council’s monitoring indicates that DMS properties are planned and being 

delivered in Eden, with at least 152 either sold, reserved or in the pipeline as of July 

2020. This reportedly involves 20 schemes in 14 different areas, half providing fewer 

than 5 DMS properties but the largest – Carleton Meadows – offering some 69 in total. 

Over two thirds of DMS units recorded by the Council (105) reportedly saw a discount 

of 40%, with discounts of 30% (17) and 20% (30) less common but nonetheless also 

occurring. 

9.43 In considering the affordability of DMS, there are considered to be various similarities 

to Starter Homes; announced by the Coalition Government in 2014 and explicitly 

referenced in the revised NPPF, but yet to be delivered at the scale envisaged. The 

Housing and Planning Act 2016 provides the statutory framework through which such 

homes can be delivered, and defines Starter Homes as new homes costing up to 

£250,000 outside London that are discounted by a minimum of 20% from market value 

and made available to eligible first-time buyers aged between 23 and 40 years. As with 

DMS, therefore, there is a similar intention to reduce the cost of new-build properties 

relative to their market value, with the primary difference relating to the later sale of 

the purchased home. Although DMS remains at a discounted cost in perpetuity, a 

“tapered” approach has been envisaged for Starter Homes, which allows them to be 

sold at an increasing proportion of market value over a period of 15 years135. This 

distinction evidently would not affect the initial affordability of Starter Homes when 

first delivered and occupied, and it is therefore appropriate to consider the 

contribution of such products in the context of DMS. 

9.44 There are likewise similarities with First Homes, which were announced by the 

Government in February 2020 and are thus currently not referenced in the NPPF. 

These homes are proposed to be sold with a slightly larger minimum discount of at 

least 30% – which would be passed on to future buyers when First Homes are resold – 

and they would be prioritised for first-time buyers, key workers and Armed Forces 

members or veterans. The Government consulted on the design of the First Homes 

                                                           
134 Ibid, Annex 2 
135 DCLG (2017) Government response to the technical consultation on starter homes regulations 
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scheme from February 2020 and has since sought views on how they could be 

delivered through the planning system136. 

9.45 The relative affordability of these products can be collectively estimated through the 

calculation of a likely annual cost of purchase with a mortgage, following the 

application of a discount from the open market price and retaining the assumptions 

made earlier in this section. It should be noted that the discount is applied to new build 

properties only, which can be isolated in Land Registry data to set an appropriate 

benchmark that actually – in the case of the plan area – only slightly differs from the 

lower quartile across all property sales137. 

9.46 Table 9.9 summarises and ranks the income that may be required to purchase products 

discounted to varying extents – whether a DMS property, Starter Home or First Home – 

and shows how this differs from both purchasing any type of entry level home (new 

build and resale) and privately renting. It should again be noted that the income 

required must be rounded to calculation the proportion of households able or unable 

to afford each option, which can imply alignment between products that actually 

require varying incomes. 

Table 9.9: Benchmarking Cost of Discounted Housing for Sale 

 

Annual 

cost 

Income 

required 

↓ 

Households 

able to 

afford 

Households 

unable to 

afford 

Difference 

from 

market 

rent 

Purchase (any) £7,460 £22,381 65% 35% +11% 

Purchase (new) £6,917 £20,751 70% 30% +6% 

Market rent £5,760 £17,280 76% 24% – 

Purchase at 80% value £5,534 £16,601 76% 24% 0% 

Purchase at 70% value £4,842 £14,526 81% 19% -5% 

Purchase at 60% value £4,150 £12,451 86% 14% -10% 

Source: Turley analysis 

9.47 The above indicates that discounted housing for sale reduces the cost of purchase and 

thus the income required to purchase, as would be expected. 

9.48 Applying the smallest of the discounts considered – to 80% of market value – would, 

though, continue to require an income comparable to that needed to access the 

private rental market. Given that it is only households earning below this level that are 

assumed to generate a need for affordable housing in this calculation, a product priced 

at this level would not be expected to directly address the affordable housing need 

                                                           
136 MHCLG (2020) Changes to the current planning system: consultation on changes to planning policy and 

regulations 
137 The lower quartile price paid for any property in the plan area was £138,000 in 2019, and this slightly falls to 

£127,950 when focusing only on new build properties 
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that has been quantified in this chapter. It could, however, admittedly play a role in the 

wider market, enabling movement, allowing renters to purchase a home and in turn 

potentially freeing up more affordable market housing. 

9.49 A slightly larger discount, to 70% of market value, further reduces the income required 

to purchase to a markedly lower level than is needed to rent. Provision of this product 

could therefore benefit 5% of households in the plan area, that may be unable to rent 

but able to afford this lower cost option. 

9.50 This effect is amplified when modelling the effect of a still larger discount, to 60% of 

market value, which is the most common approach in Eden as noted earlier. The 

analysis suggests that 10% of households in the plan area may be unable to privately 

rent, but potentially able – based on income alone – to purchase a home with a 40% 

discount. This provides some assurance that the discounts being generally applied in 

Eden are appropriate and capable of assisting those in need of affordable housing. 

Shared ownership 

9.51 The NPPF states that shared ownership represents a further affordable route to home 

ownership, enabling households to buy a share of a new home (between 25% and 75% 

of its value) – likely through a mortgage – while also paying rent on the remaining 

share. Larger shares can be purchased when the household can afford to, but this 

would not affect the cost of entry and therefore is not required to be taken into 

account in this assessment. 

9.52 It is again possible to estimate the likely annual cost of purchasing equity in a shared 

ownership product in the study area, which is benchmarked against open market 

purchase and rent at Table 9.10 below. As with discounted housing for sale, shared 

ownership is only available for new build properties, with the cost of purchasing a 25% 

or 50% share with a mortgage estimated below on a consistent basis. It has been 

additionally assumed that households annually pay a rent equivalent to 2.75% of the 

unsold equity138. 

Table 9:10: Estimated Income Required to Access Shared Ownership 

 
Annual 

cost of 

mortgage 

Annual 

rent 

Total 

annual 

cost 

Income 

required 

↓ 

Hholds 

unable to 

afford 

Deviation 

from 

market 

rent 

Purchase (any) £7,460 – £7,460 £22,381 35% +11% 

Purchase (new) £6,917 – £6,917 £20,751 30% +6% 

Market rent – £5,760 £5,760 £17,280 24% – 

50% share £3,276 £1,759 £5,036 £15,107 19% -5% 

25% share £1,456 £2,639 £4,095 £12,286 14% -10% 

                                                           
138 Homes England (2019) Capital Funding Guide, paragraph 4.1.4 
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Source: Turley analysis 

9.53 The above indicates that shared ownership can reduce the income required to access 

housing in the plan area, below that needed to privately rent. This is most clearly the 

case where a smaller share is purchased, suggesting that circa 10% of households may 

be unable to rent but could, based on income alone, purchase a 25% share in a shared 

ownership product. This reduces to 5% when a 50% share is assumed, but the income 

required remains clearly lower than is needed to privately rent. 

Summary 

9.54 Figure 9.5 draws together the above analysis by comparing and ranking the income 

required to access each product in the plan area, relative to that required to rent or 

purchase at the entry level of the market. This suggests that all of the products 

assessed in this report are likely to require a lower income than required to privately 

rent, as the most affordable market option. The difference is relatively modest in some 

cases, for purchasing a home priced at 80% of the market level for example, but it is 

clear that households with a substantially lower income could conceivably access 60% 

market rent, 25% shared ownership and 60% market sale in particular. 

Figure 9.5: Comparing Income Required to Access Products 

 

Source: Turley analysis 

Summary 

9.55 This section has estimated the scale of affordable housing need in the plan area 

specifically, applying the well-established methodology outlined in the PPG. 

9.56 The first stage of the calculation establishes the scale and profile of affordable housing 

need in gross terms, capturing circa 757 households throughout the plan area that 

have joined the Council’s housing register. A further need for around 223 affordable 
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homes could also be expected to arise in each year of the emerging plan period, as new 

households form and existing households’ circumstances change. Combined, these 

factors could generate a gross need for around 261 affordable homes per annum over 

the emerging plan period (2020-40) with around half requiring properties with one 

bedroom. 

9.57 The PPG requires supply to be subsequently taken into account, allowing for lettings, 

the release of occupied affordable homes and committed supply. This indicates that 

approximately 216 affordable homes could become available annually over the plan 

period. This is lower than the estimated gross need to suggest that there could be a net 

need for 45 affordable homes per annum over the plan period. This appears to 

predominantly relate to one bedroom properties, but the assumptions necessarily 

applied in the calculation mean that this should be closely monitored by the Council. 

9.58 When considered in the context of its likely delivery alongside market housing, as 

required by the PPG, provision of as few as 149 dwellings per annum could conceivably 

meet this net annual need for affordable housing in full, based on the Council’s existing 

policy of seeking 30% affordable housing. This numerical exercise does, however, 

undoubtedly overstate the contribution of certain sites, not all of which are required – 

or indeed able – to adhere to the policy. It also takes no account of the need to 

continuously replenish the stock of affordable housing. Section 6 has already 

established that at least 200 dwellings are needed annually, across all tenures, and the 

prospect of delivering as many as 60 affordable homes each year in this scenario – 

while again an overestimate – appears more favourable in that it would broadly sustain 

the recent rate of affordable housing provision in Eden, and maximise the prospect of 

meeting needs in full. 

9.59 This section has also considered the potential role of different affordable products in 

meeting the need that has been evidenced across the plan area. The analysis indicates 

that a range of products – including affordable rent, affordable home ownership and 

shared ownership – could be accessible to those unable to afford to privately rent, as 

the most affordable market option. Each could therefore be reasonably expected to 

play a role in offering affordable housing to those with lower incomes. 
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10. Housing for Older and Disabled People 
10.1 The NPPF requires the housing needs of ‘different groups in the community’ to be 

‘assessed and reflected in planning policies’, as noted in earlier sections of this 

report139. 

10.2 The PPG provides some guidance on how such needs should be assessed, with an 

entire section focusing on housing for older and disabled people140. It emphasises that: 

“Plan-making authorities should set clear policies to address the housing needs of 

groups with particular needs such as older and disabled people. These policies can set 

out how the plan-making authority will consider proposals for the different types of 

housing that these groups are likely to require. They could also provide indicative 

figures or a range for the number of units of specialist housing for older people needed 

across the plan area throughout the plan period”141 

10.3 This section therefore specifically considers the different types of housing that could be 

required by older and disabled people in Eden, drawing upon available evidence. 

Section 11 then considers other groups with particular housing needs.  

Older people 

10.4 The Government has stated the importance of suitably accommodating a growing 

elderly population, responding to an inquiry on the issue by highlighting its 

‘endeavour…to ensure that our planning and housing policies positively reflect the 

requirements of older people’142. Reference was made in this context to its 

‘strengthened’ NPPF and the ongoing preparation of new guidance on housing for older 

people, eventually published in June 2019. This updated guidance offers practical 

advice to the Councils and clearly describes ‘the need to provide housing for older 

people’ as ‘critical’143. 

10.5 The PPG continues to cite the 2011 Census as a recommended source of information 

on the housing needs of older people, with its datedness not undermining its value for 

the purposes of understanding local occupancy trends in detail. These trends are 

initially introduced in this section before consideration is given to subsequent and 

projected change in the elderly population, and its implications for housing provision. 

Housing occupancy trends 

10.6 Census data indicates that 381 people aged 65 and over lived in communal 

establishments such as care homes throughout Eden district in 2011. This represented 

circa 3% of all such elderly residents in the district, with the remainder – the vast 

                                                           
139 MHCLG (2019) National Planning Policy Framework, paragraph 61 
140 PPG sections 63 (“Housing for older and disabled people”) 
141 PPG Reference ID 63-006-20190626 
142 Government response to the Second Report of Session 2017-19 of the Housing, Communities and Local 

Government Select Committee inquiry into Housing for Older People, September 2018 
143 PPG Reference ID 63-001-20190626 
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majority – therefore living in private households. This relates to the district and cannot 

be accurately broken down to the plan area, albeit it can be observed – using the 

population data introduced in section 3 – that most (88%) of the individuals aged 65 

and over living in Eden district resided in the plan area. 

10.7 Further analysis of available Census data confirms that the majority (82%) of these 

older residents who are living in private households in the district – as opposed to 

communal establishments – were owner occupiers, with relatively few living in the 

social rented or private rented sector (8% and 10% respectively). 

10.1: Residents Aged 65+ in Private Households by Tenure (2011) 

 
Source: Census 2011 

10.8 The Census also provides an indication of the size of housing occupied exclusively by 

older households, again outside of communal establishments. As shown at Figure 10.2, 

households where everyone was 65 and over were recorded as most likely to occupy 

homes with three bedrooms – this being the case for 44% of older households – with a 

significant proportion also occupying homes with two bedrooms (31%). 

Figure 10.2: Size of Home Occupied by Households Where All Are Aged 65+ (2011) 

 
Source: Census 2011 
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10.9 Census data also records that over half (55%) of older households in the district were 

single-person households as of 2011. Indeed, the Census indicated that there were 228 

single-person households where the occupant was aged 65 and older and was living in 

a home with at least four bedrooms. 

10.10 The above analysis suggests that there is some prevalence of older households’ under-

occupancy of housing in the district. This hypothesis is supported through analysis of 

occupancy ratings reported by the Census, which calculates the number of bedrooms 

required for a household based on an assumed ‘bedroom standard’. For example, an 

occupancy rating of +1 indicates that a household has one bedroom more than is 

notionally required given the number of people living in the household and their 

interrelationships, and is considered under-occupied by the bedroom standard144. An 

occupancy rating of -1 indicates that the home has one fewer bedrooms than may be 

required, suggesting a level of overcrowding. 

10.11. It can be seen from Figure 10.3 that over 60% of older households in Eden were 

recorded by the Census as having an occupancy rating of +2 or more. 

Figure 10.3: Occupancy Rating of Households Where All Are Aged 65+ (2011) 

 
Source: Census 2011 

Recent change in the older population 

10.12 It is important to note that the above analysis reflects the older population of the 

district as of 2011, and as a result does not reflect subsequent changes. 

10.13 More recent population data, introduced for the plan area in section 3, provides an 

indication of how the older population has changed over the intervening period to 

2018. Figure 10.4 shows the cumulative change in the number of residents aged 65 and 

over since 2011, in the plan area, the National Parks and across the district. This 

                                                           
144 The 2011 Census drew its bedroom standard from the definition provided through the Housing (Overcrowding) 

Bill of 2003. It should be noted that this may differ from other standards used by the Council for the purposes of 
applying the spare room subsidy, for example, commonly known as the “bedroom tax” 
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indicates that the older population of the plan area has grown by around 2,230 

residents in this time. This represents growth of 22%, which markedly contrasts with 

the 1% growth in the overall population of the plan area during the same period. 

Figure 10.4: Cumulative Change in Older Population (2011-18) 

 

Source: ONS; Edge Analytics 

10.14 While the overall number of those aged 65 and over in the plan area has increased by 

22% since 2011, Figure 10.5 shows that there has been proportionately stronger 

growth amongst the eldest of these residents, aged 85 and over, which have increased 

in number by circa 28%. The number aged 65 to 74 has grown at a slightly slower rate, 

if faster than that of the overall 65+ cohort, but the number aged 75 to 84 has grown 

much more slowly. 
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Figure 10.5: Proportionate Change in Older Age Groups in Plan Area (2011-18) 

 

Source: ONS; Edge Analytics 

10.15 Following this growth, there were estimated to be some 12,455 older people aged 65 

and over living in the plan area as of 2018, equivalent to circa one in every four 

residents (26%). This is higher than recorded in Cumbria (24%) and more markedly 

higher than seen regionally (19%) or nationally (18%). Table 10.1 shows that this 

divergence from the county is primarily due to the larger size of the 65 to 74 cohort, 

and to a lesser extent those aged 85 and over. 

Table 10.1: Relative Size of the Older Population (2018) 

 Plan area    

 
Number of 

residents 

% of total 

population 
Cumbria North West England 

65 to 74 6,900 15% 13% 10% 10% 

75 to 84 3,838 8% 8% 6% 6% 

85+ 1,717 4% 3% 2% 2% 

Total 65+ 12,455 26% 24% 19% 18% 

Source: ONS; Edge Analytics 
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Projecting future change 

10.16 Modelling by Edge Analytics – used to inform the analysis in section 6 – indicates that 

recent growth in the elderly population is unlikely to slow in the coming years, 

regardless of whether housing provision aligns with the minimum need implied by the 

standard method or the higher need associated with future job growth. This is shown 

at Figure 10.6, which illustrates the projected cumulative change in population under 

each scenario over the plan period from 2020 onwards. While the jobs-led scenarios 

relate to the district, they can be observed to imply more significant growth in the 

elderly population than would result from housing provision in line with the standard 

method in the slightly smaller geography of the plan area. This reflects their allowance 

for higher levels of net in-migration, including additional working age residents that are 

assumed to often remain in the area as they age over the plan period. 

Figure 10.6: Projected Change in Population Aged 65+ (cumulative; 2020-40) 

 

Source: Edge Analytics; Turley analysis   * explicitly relates to plan area 

10.17 The rate of growth is notably implied to slow towards the end of the plan period, and 

understanding the composition of this growth explains why this is the case. The 

following table shows that this overall cohort of residents aged 65 and over is 

projected to grow in size by at least a third over the plan period, or more (37-39%) 

under the jobs-led scenarios. This is notably driven by significant growth in the eldest 

groups, with the number of residents aged 85 and over projected to nearly double in 

any scenario for example. This reflects the continued ageing of the additional elderly 

residents recorded in recent years, and shown at the earlier Table 10.1.  It is notable 

that the number of residents aged 65 to 74 is projected to grow at a much slower rate, 

particularly where housing provision is assumed to be limited to the standard method. 

This is likely to be caused by the relatively small size of the younger cohorts ageing, 
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under the jobs-led scenarios does, though, lead to the suggestion of more pronounced 

growth in this group as they gradually age over the plan period. 

Table 10.2: Projected Change in the Older Population (2020-40) 

 Standard method* Blended employment Adjusted jobs-led 

 Change % change Change % change Change % change 

65 to 74 348 5% 921 12% 1,041 13% 

75 to 84 2,210 52% 2,670 56% 2,748 57% 

85+ 1,698 97% 1,862 96% 1,903 98% 

Total 65+ 4,256 33% 5,452 37% 5,691 39% 

Source: Edge Analytics     * explicitly relates to plan area 

Implications for housing provision 

10.18 The PPG confirms that such ‘projections of population and households by age group 

can…be used’ to estimate the housing needs of older people145. 

10.19 In doing so, it is important to first recognise that Edge Analytics’ modelling itself makes 

assumptions about the number of people living in a communal establishment such as a 

care home rather than private households146. The methodology is designed to be 

consistent with that applied in official household projections, specifically assuming 

that: 

• For all ages up to 74, the number of people in each age group that are not in 

households remains aligned with the 2011 Census value; and 

• For ages 75 and over, the proportion of the population that are not in 

households remains aligned with the 2011 Census, therefore varying in absolute 

terms throughout the plan period depending on the size of this population. 

10.20 As a result, modelled growth in the number of people living in communal 

establishments is entirely attributable to an increased number of older people aged 75 

and over. Growth of this population therefore implies an additional need for bedspaces 

in communal establishments, such as care and nursing homes. 

10.21 Table 10.3 shows that the communal population of the plan area is projected to grow 

at a broadly comparable rate across the three scenarios, by circa 17-19 people per 

annum147. These additional older people are not assumed to live in dwellings, and are 

therefore excluded from and additional to the overall dwelling requirements specified 

                                                           
145 PPG Reference ID 63-004-20190626 
146 A communal establishment provides managed residential accommodation. It is defined to include sheltered 

accommodation units where fewer than half of units have their own cooking facilities, or similar accommodation 
where residents have their own rooms but the main meal is provided. If half or more possess their own facilities for 
cooking, regardless of use, all units in the whole establishment are treated as separate households 
147 The annual average is marginally higher under the standard method scenario developed for the plan area, due 

to slight differences between that model and the district-level model both configured by Edge Analytics 
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in the earlier sections of this report. No attempt has been made in this report to 

consider how other forms of specialist housing, possibly in different use classes, could 

meet this distinct need, recognising that uncertainties exist around residents’ 

requirements and indeed preferences and that new types of older persons 

accommodation continue to emerge148. 

Table 10.3: Projected Change in Communal Population (2020-40) 

 Total change in communal 

population 
Average annual change 

Standard method* 386 19 

Blended employment 341 17 

Adjusted jobs-led 349 17 

Source: Edge Analytics     * explicitly relates to plan area 

10.22 While the above quantifies a need that is more likely to require accommodation in the 

style of care homes, it is also important to consider the need for other types of 

specialist housing for older people, noting as per the earlier analysis that the majority 

do not live in such communal establishments. The PPG encourages the use of ‘online 

tool kits provided by the sector’ for such purposes, specifically referencing the Strategic 

Housing for Older People Analysis (SHOP@) toolkit produced by Housing LIN as ‘a tool 

for forecasting the housing and care needs of older people’149. This toolkit estimates the 

rate at which those aged 75 and over could require different forms of specialist 

housing, and suggests – based on national evidence – that there could be demand for: 

• 125 sheltered housing units per thousand residents aged over 75; 

• 20 enhanced sheltered housing units per thousand residents aged over 75; and 

• 25 extra care units with 24/7 support per thousand residents aged over 75. 

10.23 With Table 10.2 suggesting that this cohort could accommodate as many as 4,650 extra 

people over the emerging plan period, the toolkit suggests that this alone could 

generate demand for circa 33-40 additional units of specialist accommodation each 

year, predominantly driven by an assumed demand for sheltered housing. Unlike the 

distinct need estimated above in Table 10.3, those occupying such accommodation are 

otherwise assumed to live in private households, meaning that such individuals are 

included in the assessed need for dwellings presented in section 6. 

  

                                                           
148 It is acknowledged that housing strategies or development could accommodate those assumed to be in need of 

bedspaces in residential institutions (Use Class C2) in other forms of provision, in Use Class C3, where this was 
capable of meeting their needs. Where evidenced, this would directly elevate the overall level of housing need to 
include those households that are currently excluded from the underlying projections 
149 PPG Reference ID 63-004-20190626 
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Table 10.4: Projected Demand for Specialist Housing (2020-40) 

 
Standard method* 

Blended 

employment 
Adjusted jobs-led 

 Total Annual Total Annual Total Annual 

Sheltered housing 488 24 566 28 581 29 

Enhanced sheltered 78 4 91 5 93 5 

Extra care 98 5 113 6 116 6 

Total 664 33 770 39 791 40 

Source: Edge Analytics     * explicitly relates to plan area 

People with disabilities 

10.24 The PPG states that: 

“The provision of appropriate housing for people with disabilities, including specialist 

and supported housing, is crucial in helping them to live safe and independent lives. 

Unsuitable or unadapted housing can have a negative impact on disabled people and 

their carers. It can lead to mobility problems inside and outside the home, poorer 

mental health and a lack of employment opportunities. Providing suitable housing can 

enable disabled people to live more independently and safely, with greater choice and 

control over their lives. Without accessible and adaptable housing, disabled people risk 

facing discrimination and disadvantage in housing. An ageing population will see the 

numbers of disabled people continuing to increase and it is important we plan early to 

meet their needs throughout their lifetime”150 

10.25 The PPG confirms that ‘multiple sources of information may need to be considered in 

relation to disabled people who require adaptations in the home, either now or in the 

future’151. It describes the Census as one such source of information, given that this 

records the extent to which the population considered their day-to-day activities to be 

limited by long-term health problems or disability152. 

10.26 It can be seen from the Census that, as of 2011, circa 18% of the district’s population 

was limited to some extent by a long-term illness and/or disability, with around 8% of 

the population stating that their activities were ‘limited a lot’. 

                                                           
150 PPG Reference ID 63-002-20190626 
151 PPG Reference ID 63-005-20190626 
152 A long-term health problem or disability that limits a person's day-to-day activities, and has lasted, or is 

expected to last, at least 12 months. This includes problems that are related to old age. People were asked to assess 
whether their daily activities were limited a lot or a little by such a health problem, or whether their daily activities 
were not limited at all. 
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Figure 10.7: Extent to which day-to-day activities are limited by long-term health 

problem and/or disability (2011) 

 
Source: Census 2011 

10.27 Respondents to the 2011 Census also self-reported their general health, with broadly 

similar outcomes, as outlined in the chart below. 

Figure 10.8: Self-reported General Health (2011) 

 
Source: Census 2011 

10.28 The Census also recorded the living arrangements of those whose daily activities were 

limited to some extent, or not at all. This reveals the role that specialist communal 

establishments such as care homes have played in meeting the needs of such 

individuals. 

10.29 It can be seen from Figure 10.9 that circa 8% of those residents of the study area 

whose daily activities are limited a lot and 2% of those whose daily activities are limited 
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a little were accommodated in communal medical and care establishments, as of 2011. 

Whilst this means that a number of the residents with a disability or long-term health 

problem live in communal establishments, it also indicates that the vast majority do 

not, and are therefore likely to occupy or require housing in the general housing stock 

that is accessible and can accommodate their needs. 

Figure 10.9: Proportion of population whose day-to-day activities are limited by long-

term health problems and/or disability that live in communal 

establishments (2011) 

 
Source: Census 2011 

10.30 The Census also allows analysis to be conducted into the prevalence of long-term 

health problems and/or disability by age, thereby providing a more refined indication 

of future need for consideration in the context of Edge Analytics’ modelling of 

population change. 

10.31 Figure 10.10 confirms that the proportion of the district’s population whose daily 

activities are limited to some extent by long-term health problems and/or disability 

increases markedly with age. Amongst those aged 49 and under, only 6% of the 

population reports themselves as in this category. This increases to 19% for those aged 

50 to 64 but more significantly to 48% for those aged 65 and older. Where this is set in 

the context of the analysis above as to the scale of the projected growth in this older 

cohort in particular, this suggests there will be a growing need for housing which can 

accommodate individuals with health related problems and/or disabilities over the 

emerging plan period. 
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Figure 10.10: Prevalence of long-term health problems and/or disability by age 

(2011) 

 
Source: Census 2011 

10.32 The importance of planning for the needs of older households and households with 

people with disabilities is recognised by the Council. It collaborated with neighbouring 

South Lakeland District Council to produce a Joint Older Persons’ Housing Strategy153 

(JOPHS) in 2018, which is intended to cover the period to 2025. 

10.33 It seeks to address the housing needs for the areas’ ageing populations, and in turn 

support the delivery of the districts’ Local Plans and Housing Strategies. It is stated that 

Eden’s priorities and measures of success regarding housing for older people include: 

• Enabling the delivery of at least two new extra care housing schemes in the 

district over the next five years; 

• Helping people remain living safely in their own homes where this is practical 

and the preference of the resident, through: 

‒ The efficient delivery of Disabled Facilities Grants (which are profiled in 

greater detail below); 

‒ Supporting the work of the local ‘Handyman’ service, completing at least 

100 ‘handyman’ jobs annually; and 

‒ Identifying and removing hazards in the home. 

• Increasing the delivery of affordable housing suitable for older people by 

working with private housebuilders and housing associations to prioritise the 

building of bungalows; and 

                                                           
153 Eden District Council and South Lakeland District Council (2018) Joint Older Persons’ Housing Strategy 
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• Working with energy companies to deliver energy efficiency measures aimed at 

reducing the number of cold homes and levels of fuel poverty. 

10.34 The JOPHS cites Cumbria County Council’s Extra Care and Supported Living Strategy 

2016 - 2025, which identified a shortfall as of 2016 of 195 extra care units in Eden, with 

the majority of this need (for 166 units) being in smaller settlements and rural areas 

outside of the district’s Key Service Centres154. Furthermore, the strategy suggests that: 

• The number of people aged 65 and over in Eden whose activities will be ‘limited 

a little’ by long-term illness or disability will increase by 28% over the period 

2017 - 2035, with a 34% increase forecast for the number of people in this age-

group whose activities will be ‘limited a lot’; 

• The number of people aged 65-74 who are living alone in Eden will increase by 

10% over the period 2017 - 2035, with a 39% increase forecast for the number of 

people aged 75 and older; and 

• The number of people aged 65 and older living in care homes in Eden (with or 

without nursing) will increase by 47% over the period 2017 – 2035. 

10.35 On the basis of these projections and those presented earlier in this section, it is 

therefore clear that housing for older age-groups in Eden should be a key priority for 

the Council going forward. 

10.36 Whilst the needs of older households forms a key component of understanding the 

scale of associated specific needs in the future (as shown by Figure 10.9) these needs 

are not exclusive to this age group. The Cumbria Extra Care Housing and Supported 

Living Strategy, covering the period 2016 - 2025155, sets out the means by which the 

County Council will seek to ensure that people who need care and support with 

housing are able to access it, and that Cumbria has ‘as much high quality housing with 

care as is needed to give everyone that choice’156. 

10.37 The Strategy highlights that, in addition to the ageing population, the growing number 

of people with complex and challenging needs, including those with learning 

disabilities, physical disabilities, mental health issues and autism, are also generating 

increased demand for adult social care (ASC) and supported living. Whilst the strategy 

states that data indicates a slight decline in the numbers of people aged 18-64 

projected to require ASC services in upcoming years, it is also the case that there is an 

increased level of need becoming apparent amongst these user groups, given that 

younger people with high-level profound and multiple disabilities are now more likely 

to live into adulthood, and due to this, the overall requirements of people in transition 

between children’s and adult social care services are increasing significantly. 

10.38 It is therefore concluded by the Strategy that the Council will need to develop a new 

‘model of care’, characterised by quantitative and qualitative enhancements in 

Supported Living accommodation provision, and that this will be central to meeting 

                                                           
154 Alston, Appleby, Kirkby Stephen and Penrith 
155 Cumbria County Council (2016) Extra Care Housing and Supported Living Strategy: 2016 - 2025 
156 Ibid. page 3 
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both the needs of this growing group of people, and the financial challenges of the 

future. Significantly, the Strategy states that Extra Care and Supported Living 

accommodation will enable people to ‘maintain their independence and benefit from 

living in their own homes and communities for longer’157. 

10.39 These objectives align with the latest PPG, which recognises that ‘accessible and 

adaptable housing enables people to live more independently, while also saving on 

health and social costs in the future’158. It further suggests that: 

“It is better to build accessible housing from the outset rather than have to make 

adaptations at a later stage – both in terms of cost and with regard to people being 

able to remain safe and independent in their homes”159 

10.40 The provision of new homes will only ever represent a small proportion of the overall 

stock and carrying out adaptations to existing homes is also important in addressing 

the specific needs of those with disabilities, in order to modify the home environment 

and enable or restore independent living, dignity, confidence or privacy for individuals 

and their families. 

10.41 Home Adaptations for Disabled People160, published by the Home Adaptations 

Consortium in 2013, provides a useful starting point in considering adaptations, and 

suggests that demand has accelerated with social policy changes and medical 

advances, allowing people with disabilities and complex needs to lead more 

independent lives. 

10.42 As shown earlier at Figure 10.8, the vast majority (approximately 92%) of Eden’s 

residents whose daily activities are limited a lot by their long-term health or disability 

do not live in communal establishments, suggesting that many live at home 

independently or with relatives, friends or carers. This suggests an ongoing need to 

ensure that there is a sufficient supply of adapted homes. Councils offer means tested 

grants – including Disabled Facilities Grants (DFGs), which is part of the Councils’ 

overarching housing policy – to help people adapt their homes. 

10.43 DFGs enable councils to provide funding that assists vulnerable homeowners or private 

sector tenants to repair, improve, maintain or adapt their home. Homeowners may 

need assistance because they are older, disabled or on low income and adaptions can 

include stair lifts, level access showers and extensions. The objective is to ensure 

people remain independent in their own homes and avoid a costly admission to 

hospital and residential care. 

10.44 The rate of DFG completions over the past three years in Eden’s parishes is 

summarised below at Table 10.5. A total of 123 DFGs were completed between 2017 

and 2019, this averaging 41 completions per annum. It can be seen that the overall 

                                                           
157 Ibid. page 9 
158 PPG Reference ID 63-008-20190626 
159 Ibid 
160 Home Adaptations Consortium (2013) Home Adaptations for Disabled People – a detailed guide to related 

legislation, guidance and good practice 
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number of DFGs over the past three years has fluctuated slightly, with fewer recorded 

in 2019 than in 2018, albeit the latter had seen an increase on 2017’s figures. 

10.45 It is unsurprising – based on its relative size and housing stock – that Penrith accounted 

for a significant proportion (44, or 36%) of the district’s DFGs, with the other larger 

settlements of Alston, Appleby and Kirby Stephen seeing combined delivery of 27 

grants (22% of the total). This does, however, nonetheless mean that smaller 

settlements and rural parishes still accounted for a significant proportion – over two 

fifths, at 42% – of DFGs during this period. 
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Table 10.5: Disabled Facilities Grants by Parish per Annum (2017 – 2019) 

Parish 2017 2018 2019 Total 

Penrith 15 20 9 44 

Kirkby Stephen 4 3 3 10 

Alston 1 4 4 9 

Appleby 3 - 5 8 

Hesket 3 - 3 6 

Lazonby - 2 2 4 

Shap 1 1 2 4 

Temple Sowerby 1 1 2 4 

Clifton 1 1 1 3 

Kirkby Thore - 2 1 3 

Askham 1 - 1 2 

Bolton - - - 2 

Brough 1 - 1 2 

Culgaith 1 - 1 2 

Dacre - 2 - 2 

Greystoke - 1 1 2 

Hunsonby - 1 1 2 

Langwathby 1 1 - 2 

Tebay - 2 - 2 

Crosby Garrett 1 - - 1 

Dufton - 1 - 1 

Glassonby - - 1 1 

Kirkoswald - 1 - 1 

Long Marton - - 1 1 

Orton - - 1 1 

Patterdale - 1 - 1 

Ravenstonedale - 1 - 1 

Threlkeld 1 - - 1 

Unknown 1 - - 1 

Total 36 47 40 123 

Source: Council Monitoring 
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10.46 This forms an important context for the Council to develop appropriate policy to 

ensure that new housing accords with building standards and the evidence of a 

continued and potentially growing need set out above, through implementing 

recommendations made by the sector where viable for example161. The continued 

adaptation of existing homes is also likely to remain important. 

Summary 

10.47 The NPPF requires the housing needs of different groups in the community to be 

assessed and reflected in planning policies, and the PPG provides guidance on how 

such needs should be assessed. An entire section of the PPG focuses specifically on 

housing for older and disabled people, who are therefore covered in this section prior 

to consideration of other groups in section 11. 

10.48 Census data continues to be cited in the PPG, and this dataset suggests as of 2011 that 

the vast majority of older residents aged 65 and over living in the district reside in 

private households, as distinct from communal accommodation, generally as owner 

occupiers and most often having two or three bedrooms despite notionally requiring 

fewer in many cases. 

10.49 This elderly group in the district has since grown by around 21% over the period to 

2018, with a marginally higher rate of growth in the plan area (22%) representing circa 

2,230 additional residents aged 65 and over. As a result, there were an estimated 

12,455 such residents living in the plan area as of 2018, representing around one in 

four residents and surpassing the Cumbria, North West and England averages in this 

regard. 

10.50 Modelling by Edge Analytics indicates that recent growth is unlikely to slow until the 

end of the emerging plan period, regardless of whether housing provision aligns with 

the minimum need implied by the standard method or the higher need associated with 

future job growth. The number of residents aged 65 and over is projected to grow by at 

least a third by 2040, driven in large part by the eldest cohorts. 

10.51 The PPG confirms that such projections can be used to identify the housing needs of 

older people, and the projections themselves assume that there will be circa 17-19 

extra elderly residents in need of bedspaces in communal accommodation each year. 

These individuals are not assumed to live in traditional dwellings, and are therefore 

excluded from and additional to the overall dwelling requirements specified in this 

report. A further demand for other forms of specialist accommodation – such as 

sheltered and extra care housing – can also be anticipated, with the application of 

available toolkits suggesting that circa 33-40 units could be needed each year. This is 

included in the assessed need for dwellings calculated in section 6, unlike the distinct 

need for bedspaces in communal accommodation estimated above. 

10.52 The ageing population is also expected, alongside other factors, to increase the number 

of residents with disabilities, generating an associated housing need. Circa 18% of all 

                                                           
161 “Housing and Disabled People: Britain’s Hidden Crisis”, for example, was published by the Equality and Human 

Rights Commission and recommended that to build more accessible and sustainable homes, a minimum of 10% of 
new-build houses across all tenure types should be built to higher wheelchair-accessible standards (M4(3) design 
standard) 
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residents in the district were limited to some extent in their daily activities in 2011, but 

this increases markedly with age. Only 8% of those with the most limiting disabilities 

lived in institutional accommodation, confirming an outstanding need for suitably 

accessible private housing that is likely to only grow taking into account the ageing 

trend noted above as well as an anticipated sustained demand from other younger 

households with a range of physical and learning disabilities. The Council should be 

aware of this growing need in establishing appropriate policies on new housing 

provision, but the continued adaptation of existing homes – through Disabled Facilities 

Grants, for example – will also be necessary where funding is available given that new 

homes account for only a fraction of the overall stock. 
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11. Specific Needs of Other Groups 
11.1 This section provides context and analysis of the current and future housing needs of 

further distinct groups identified by the Council, namely families, key workers, self & 

custom builders and people occupying mobile dwellings or caravans. 

Families 

11.2 Dependent children were part of just under a quarter (24%) of all households recorded 

in the district by the 2011 Census, and modelling by Edge Analytics suggests that this 

has reduced only marginally to 22% over the intervening period to 2018. A very similar 

trend is shown for the plan area specifically162. It is therefore helpful to specifically 

understand the housing that is favoured by these family households. 

11.3 As of the 2011 Census, over two thirds (68%) of households with dependent children in 

Eden were owner-occupiers, with a fifth (20%) living in private rented accommodation 

and the remainder in social rented accommodation. This is broadly aligned with the 

overall tenure mix in the district as recorded by the Census, albeit is orientated slightly 

more towards renting, as outlined at Figure 11.1163. 

Figure 11.1: Tenure of Households (2011) 

 
Source: Census 2011 

11.4 The Census found that homes with three, four or more bedrooms were commonly 

occupied by households with children in Eden, to a greater extent than seen across the 

general population. This distinction is particularly clear for large properties with at least 

four bedrooms, which were occupied by a quarter of all households across the district 

                                                           
162 Edge Analytics’ modelling suggests that 23% of households in the plan area contained dependent children as of 

2018 
163 Note that ‘Owner occupied’ includes shared ownership and ‘Private rented’ includes those living rent-free in the 

percentages 

68%

71%

12%

10%

20%

18%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

With dependent
children

All households

Percentage of households in Eden district

Owner-occupied Social rented Private rented



Draft report for consultation 

136 

but over a third (37%) of households with children. Such households were 

consequently less likely to occupy smaller homes, as would arguably be expected. 

Figure 11.2: Size of Housing Occupied by Households with Dependent Children (2011) 

 

Source: Census 2011 

11.5 These general trends could be conceivably mirrored amongst the additional families 

projected to live in the study area, under the modelling scenarios presented in this 

report. As shown at the earlier Figure 8.2, as many as 1,185 extra households with 

dependent children could emerge in the district – and arguably the plan area – where 

higher job growth is supported, and at least 510 such households could form even 

where meeting only the minimum need implied by the standard method. The 

proportion of additional households containing dependent children also increases 

slightly under the employment growth scenarios, as shown below. Table 11.1 also 

provides a further breakdown of the projections to show the number of children in 

these additional households, suggesting that nearly half – in any scenario – are 

expected to contain two children, with slightly fewer containing one child and 

markedly fewer containing at least three. 

Table 11.1: Projected Change in Households with Dependent Children (2020-40) 

 Standard 

method* 

Blended 

employment 
Adjusted jobs-led 

1 child 217 444 514 

2 children 249 473 539 

3+ children 46 111 132 

Households with children 512 1,028 1,185 

% of additional households 26% 28% 28% 

Source: Edge Analytics     * explicitly relates to plan area 
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11.6 Such a profile of growth would be expected to broadly sustain the current proportion 

of households containing dependent children, which in each scenario is projected to 

stand at 23% at the end of the plan period (2040). This closely aligns with the 2011 

Census and Edge Analytics’ estimates for 2018, introduced at the beginning of this 

section. 

11.7 This analysis reaffirms the importance of ensuring that sufficient provision is made to 

accommodate families in Eden, and the plan area specifically. The specific needs of this 

cohort influence the size and type of housing implied to be needed in section 8. 

Key workers 

11.8 Key workers form an important component of a balanced workforce and a sustainable 

local economy, meeting employment demands generated by vital facilities such as 

schools, hospitals and other public services. During and following the coronavirus 

pandemic, there has been increased recognition of the significance of roles played by 

key workers, and their importance in maintaining local, regional and national wellbeing 

and economies. 

11.9 The housing occupied by key workers can be understood through reference to the 

2011 Census, albeit this combines workers into broad industrial categories that 

unfortunately prevent isolation of certain roles that could be considered – in the 

absence of an official definition, and particularly in the context of the pandemic – to 

warrant key worker status. For the purposes of this indicative analysis, individuals 

working in the public administration, education and health industries have been used 

to represent “key workers”164. 

11.10 Table 11.2 outlines the number of Eden residents in employment by grouped industrial 

sector, and shows that the 24% of the district’s resident employees who are considered 

‘key workers’ represent a significant proportion of all local people in employment. This 

is unsurprising where some of the district’s largest employers are Cumbria County 

Council, Cumbria Police Authority, Cumbria Partnership NHS Trust, Ullswater 

Community College and the Environment Agency, as well as various schools165. 

                                                           
164 These categories include administration of the State and the economic and social policy of the community; 

provision of services to the community as a whole; compulsory social security activities; all phases of education, 
including support; hospitals; medical and dental practices; residential care; and social work. 
165 Based on data supplied by Cumbria County Council as of 2018 
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Table 11.2: Residents by Industry of Employment in Eden (2011) 

 

Total resident 

workers 

% of total 

resident 

workers 

Distribution, hotels & restaurants 7,551 27% 

Public administration, education & health 

(Key workers) 

6,611 24% 

Financial, real estate, professional & administration 3,073 11% 

Agriculture, energy & water 2,639 10% 

Construction 2,754 10% 

Manufacturing 1,820 7% 

Transport & communication 1,728 6% 

Other 1,285 5% 

All industries 27,461 100% 

Source: Census 2011 

11.11 It should be noted, however, that key workers were recorded by the Census as 

representing a smaller proportion of Eden’s residents than in wider geographies, as 

outlined at Figure 11.3. 

Figure 11.3: Key Workers as Proportion of Employed Residents (2011) 

 
Source: Census 2011 

11.12 The 2011 Census also reveals the tenure of households led by a key worker. It can be 

seen that these households generally occupy housing in a similar manner to the overall 

population of Eden, albeit with a slightly greater propensity to be homeowners rather 

than to rent privately. 
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Table 11.3: Tenure of Household by Industry of Reference Person in Eden (2011) 

 

Owner-

occupied 

Social 

rented 

Private 

rented 

Agriculture, energy and water 69% 4% 27% 

Manufacturing 75% 6% 19% 

Construction 76% 6% 18% 

Distribution, hotels and restaurants 63% 11% 26% 

Transport and communication 77% 6% 17% 

Financial, Real Estate, Professional and 

Administrative activities 

74% 6% 20% 

Other 62% 6% 32% 

Public administration, education and health 

(Key workers) 

75% 6% 19% 

All industries 71% 7% 22% 

Source: Census 2011 

11.13 This analysis would suggest that the assessment of the need for different types and 

sizes of homes in section 8 and the identified need to continue to provide affordable 

housing will capture the needs of key workers. However, where the relative 

unaffordability of housing in Eden has been identified in earlier sections of this report, 

and where key workers are recognised as integral part of the district’s housing market 

and include households with a range of incomes, it is important that the Council 

continues to engage with stakeholders and key worker representatives to assess the 

extent to which newly provided housing is meeting the needs of their workforce.  

Self- and custom-builders 

11.14 The NPPF expects local authorities to have a clear understanding of the number of 

residents wishing to build their own home, and the PPG provides further guidance on 

how the need for ‘self-build and custom housebuilding’ can be assessed166. The 

Government’s Self-build and Custom Housebuilding Act 2015 (as amended by the 

Housing and Planning Act 2016) provides a legal definition of self-build and custom 

housebuilding. In general terms, however, self-build covers instances where a person 

directly organises the design and construction of their own home, while custom build is 

where a person works with a specialist developer to deliver their own home167. In both 

cases there is a clear distinction from a large part of the housing market in which 

housebuilders of different scales deliver housing for general purchase. 

11.15 A House of Commons Library research service briefing paper published in March 2017 

outlined that the UK has a much lower rate of self-building than other European 

                                                           
166 PPG Reference ID 67-003-20190722 
167 The Self Build Portal – http://www.selfbuildportal.org.uk 
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countries168. For example, the sector was found to account for between 7-10% of 

completions in the UK whilst in Austria it accounts for around 80%. However, it also 

highlights that survey commissioned by the Building Societies Association (BSA), 

published in October 2011, which suggested that 53% of people in the UK would 

consider building their own home given the opportunity. 

11.16 The Government’s 2017 Housing White Paper stated that ‘alongside smaller firms, the 

Government wants to support the growth of custom built homes’169. It highlighted that 

custom built homes are generally built more quickly and to a higher quality than other 

homes, and tend to use more productive, modern methods of construction, and also 

present a less risky business model for builders, as the house has been effectively sold 

before it has been built. Whilst the White Paper acknowledges that fewer homes are 

custom built in England than many other countries, it also affirms that there is 

evidence of increasing demand, including from older people. The White Paper states a 

number of initiatives to grow the rates of self and custom build, including: 

• Promoting the National Custom and Self Build Association’s portal for Right to 

Build, so that people seeking to build their own home can easily access the local 

authority register in their area; 

• Ensuring the exemption from the Community Infrastructure Levy for self-build 

remains in place while longer term reforms to the system of developer 

contributions are being explored; 

• Supporting custom build through the Government’s Accelerated Construction 

programme. 

11.17 In the 2017 Budget, the Chancellor set out a plan to increase funding available through 

the Home Building Fund from £3 billion to £4.5 billion to support more new homes to 

be built in England170. Whilst the Fund – which appears to remain available, as of June 

2020 – was to be primarily accessed by Small and Medium-sized Enterprise (SME) 

housing developers, Homes England also highlighted that the fund is accessible to self 

and custom builders, stating that: 

“We want to encourage innovation, both in the kind of homes that are built and the 

way they are delivered. Financing is available to support these projects which could 

include community led housing projects, serviced plots for custom and self-builders, 

off-site manufacturing, new entrants to the market and groups of small firms working 

in consortia to deliver larger sites”171 

11.18 In order to comply with the Self-build and Custom Housebuilding Act 2015 and to 

understand the demand for self-build and custom build in the district, the Council 

maintains a Self-Build Register (SBR), which is a register of individuals and groups of 

individuals who want to self-build or have their own home built by way of a custom 

                                                           
168 The House of Commons Library (2017) Self-build and custom build housing (England) 
169 Department for Communities & Local Government (2017) Fixing Our Broken Housing Market, p49 
170 HM Government (2017) Home Building Fund [Online] 
171 Homes England (2017) An Introduction to the Home Building Fund, page 4 
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build. The PPG describes such registers as a data source that can be reviewed ‘to obtain 

a robust assessment of demand for this type of housing’172. 

11.19 Data provided by the Council indicates that there were a total of 90 households on 

Eden’s SBR as of July 2020. This notably equates to just 0.4% of all households in the 

district, suggesting – based on the SBR alone – a relatively small level of interest across 

the general population. This interest does though appear to be growing, as only 12 

households were on the SBR as recently as 2018173. 

11.20 As summarised at Table 11.4, the SBR shows a general trend for demand for larger, 

detached self and custom-build housing, with the majority of those registering seeking 

individual plots. Whilst the average age of those registering is 45 years old and most 

fall between the ages of 30 and 64, there are a wide range of ages on the SBR, the 

youngest being 22 and the oldest being 68. 

                                                           
172 PPG Reference ID 67-003-20190722 
173 Arc4 (2018) Eden District Council Housing Needs Study 2018, paragraph 6.6 
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Table 11.4: Self-Build Register Summary 

 

Number of Registrees 

Total Registrees 90 

Desired Plot Type (as stated)  

Individual plot 73 

Individual serviced plot as part of a larger site 

(provided by developer, local authority, 

housing association or landowner) 

30 

Parcel of land for a community led project 

(community land trust, co-housing, co-operative 

housing or other form of community-led development) 

16 

Desired House Type (as stated) 

 

Flat 2 

Terraced 4 

Semi-detached 7 

Detached 75 

Not sure 15 

Desired House Size (as stated) 

 

1 bed 2 

2 bed 18 

3 bed 43 

4 bed + 34 

Not sure 10 

Age of Registree 

 

Aged 18 - 29 14 

Aged 30 - 49 36 

Aged 50 - 64 36 

Aged 65+ 4 

Note: Some registrees have selected that they are open to a number of options (for example, they could 

be amenable to occupying either an individual plot or an individual serviced plot), meaning that the 

number outlined in the table as having a preference to a certain type of feature can be greater than the 

total number of registrees. 
Source: Council monitoring 

11.21 A household survey previously commissioned by the Council in 2018 suggests that the 

SBR may understate the level of interest in self-build and custom-build in Eden. While 

only 12 households had registered on the SBR at the time of the survey, some 445 
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suggested through the survey that they ‘would like to move to a self-build property’174. 

It was observed that: 

• Nearly half (49%) of these households lived were privately renting their existing 

home, with slightly fewer (40%) owning their home and markedly fewer (11%) 

living in affordable housing; 

• Most of those to express an interest were families with children (44%) with 

“other household types” the next most prevalent category (21%). Circa 13-15% 

were couples and single households, excluding older such households; 

• Circa 44% of households expressing an interest had an income of less than £500 

per week, or £26,000 per annum, while 27% earned at least £750 per week 

(£39,000 per annum); 

• Over half (58%) of these households expected to build a home with at least four 

bedrooms, with two bedroom properties the next most popular response (25%); 

and 

• These households generally expected to build a bungalow (48%) or house (47%). 

People occupying mobile dwellings or caravans 

11.22 There is a general lack of data on the characteristics of households occupying mobile 

dwellings or caravans, beyond the recording of 121 households throughout the district 

living in caravans or other mobile/temporary structures by the 2011 Census – 

equivalent to circa 0.5% of all households in the district. These households generally 

contained fewer people, on average, than the average household in Eden175. 

11.23 A more timely position – understood to have been gathered in the last 1-2 years – can 

be obtained through analysis of licensing data supplied by the Council, albeit this 

reports only on the maximum capacity of sites as opposed to the actual number of 

households living in caravans or mobile dwellings. It identifies circa 203 residential 

pitches across 18 sites, but most of these sites (14) permanently accommodate staff 

only with each containing no more than three residential pitches on this basis. Only 

four sites have more residential pitches, and indeed these sites account for the vast 

majority of such pitches in the district (185; 91%). They also contain a further 80 

pitches for static caravans, as summarised at Table 11.5. 

                                                           
174 Ibid, paragraph 6.6 
175 Households living in caravans, mobile structures or temporary structures contained an average of 1.83 people, 

compared to the average household size of 2.24 across Eden 
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Table 11.5: Residential Caravan Sites in Eden 

 
Residential 

pitches 
Static pitches 

Touring 

pitches 

Southwaite Green Mill, Eamont Bridge 69 43 – 

Lakeland View, Penrith 75 – – 

Greenhollows, Southwaite 15 26 – 

Greenacres, Plumpton 26 11 – 

14 other sites accommodating staff only 18 305 135 

Total 203 385 135 

Source: Eden District Council 

11.24 It is important to note that people permanently occupying mobile dwellings and 

caravans, as their main residence, are understood to be captured in official population 

estimates, and thus projections. Their needs, while specific, are therefore captured 

within the reported need for dwellings. 

Summary 

11.25 While earlier sections have responded to the requirements of the NPPF by considering 

the housing needs of a number of different groups, both individually and collectively, 

this section provides further analysis of additional groups identified by the Council, 

namely: 

• Families with children, who often own their generally larger homes in the 

district but also rely to some extent on social housing and the private rented 

sector. The projections introduced in this report suggest that as many as 1,185 

additional households with children could form over the plan period, to 

consistently account for nearly one in every four households under any scenario. 

This reaffirms the importance of ensuring that the future mix of housing includes 

a sufficient amount of larger family homes as outlined in section 8; 

• Key workers, necessarily defined broadly as those working in public 

administration, education and health for the purposes of this analysis. Nearly a 

quarter of employed residents living in the district were in this category in 2011, 

and households led by such individuals tended to align with the tenure profile of 

the general population albeit with slightly higher rates of home ownership. This 

suggests that the profile of need by size and type in section 8, where provided, 

will meet the needs of this group; 

• Self- and custom-builders, that appear relatively small in number given that only 

90 households – circa 0.4% of all in the district in 2011 – have registered their 

interest with the Council. This has though grown markedly since 12 were 

recorded in 2018, and a household survey at that time suggested that as many as 

445 households would like to move to a self-build property. The Council should 
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actively monitor the adequacy and number of plots within this context, mindful 

of the general desire for larger homes amongst those expressing an interest; and 

• People occupying mobile dwellings or caravans, who generally live in smaller 

households and are understood to feature in the population estimates and 

projections used to assess housing needs in this report. Licensing data supplied 

by the Council suggests that these households are likely to be predominantly 

located in one of four sites that offer a total of 185 residential pitches. A further 

18 pitches are spread across another 14 sites but these are understood to 

accommodate staff only.
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12. Spatial Distribution of Needs 
12.1 The analysis in the preceding sections has provided a comprehensive overview of the 

current housing and economic characteristics of Eden, as well as a future assessment of 

need for the plan area over the plan period. This has included the presentation of 

analysis exploring how need and demand vary across different parts of the plan area, 

where – as recognised in section 2 – it covers a large geographic area and contains a 

range of different settlements of varying sizes. 

12.2 This section assimilates and builds on this analysis to consider how future need and the 

underlying drivers of need vary across the plan area, to assist the Council’s future 

development of a spatial distribution policy. It is important to recognise that this will 

need to feed into separate work on the development of an appropriate settlement 

hierarchy, and should be considered alongside future work considering the relative 

viability and sustainability of options as part of the wider evidence base.  

A changing population 

12.3 The need for housing in an area is often generated by existing residents as they age, for 

example, and household circumstances change. The current distribution of the 

population therefore provides a valuable indication of the potential distribution of 

need. 

12.4 Figure 12.1 overleaf illustrates how the district’s population was split between its 30 

wards as of 2018, the latest year for which official data is currently available176. This 

clearly shows the role of Penrith, which – though split into six wards – accommodated 

30% of the district’s population in 2018. Hesket, the ward to the north of Penrith 

following the M6, accommodated around 6% of the population, while the combined 

area of Kirkby Stephen and Ravenstonedale – which are not separated by the ONS – 

accommodated around 7% of the population.

                                                           
176 ONS (2019) Population estimates – small area based by single year of age, mid-2018 
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Figure 12.1: Share of District Population in Ward (2018) 

 

Source: ONS; Turley analysis 

12.5 In considering future needs, it is also important to understand how the 

population is changing. Section 3 highlighted, for example, a long-term if slight 

reduction in the working age population of the plan area, which section 6 suggested 

would likely continue if only the minimum need for housing was met. There is a spatial 

dynamic to this trend, even where this can only be examined over a shorter period 

since 2011. Figure 12.2 shows how the number of residents aged 16 to 64 in each ward 

has changed over this period, in proportionate terms. It identifies and labels five wards 

– four in Penrith – that have seen a growth of up to 6% in their working age 

populations, but equally highlights that the majority of wards have seen reductions. 

These reductions have been particularly pronounced – exceeding 10% in only seven 

years – in the wards that surround Appleby, to the south east of Penrith, and in 

Kirkoswald to the north.  
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Figure 12.2: Change in Working Age Population (2011-18) 

 

Source: ONS; Turley analysis 

12.6 Section 3, and section 9 subsequently, also identified a prevalent ageing of the 

population. This has resulted in older people, aged 65 and over, accounting for a 

particularly large proportion of certain wards as of 2018. This is shown at Figure 12.3, 

which labels wards where over 30% of residents are in this older age group. This is 

evidently higher than the equivalent figure of 26-27% recorded in the plan area and 

district, shown in the earlier Table 3.2. 
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Figure 12.3: Proportion of Residents Aged 65+ (2018) 

 

Source: ONS; Turley analysis 

Housing demand and need 

12.7 Market activity provides an indication of the spatial dynamics of need and demand, 

relative to supply. Higher house prices, for example, are widely recognised as a signal 

of strong demand and insufficient supply, and Figure 3.13 showed – based on Land 

Registry data – how the price paid for housing varied throughout the plan area last 

year. This is replicated as Figure 12.4 and shows that the highest prices are typically 

recorded to the west of the district, south west of Penrith towards and within the Lake 

District National Park. Penrith and Kirkby Stephen record comparatively strong average 

prices with prices in Appleby on average shown to be slightly cheaper. Alston saw the 

lowest house prices on average creating a notable distinction in terms of its housing 

market context. 



Draft report for consultation 

150 

Figure 12.4: Average Price Paid by Postcode Sector (2019) 

 

Source: Land Registry 

12.8 This Land Registry data can also be used to understand the number of sales in an area 

over the last ten full calendar years, as a measure of activity and a potential further 

signal of demand (albeit where supply is lacking and demand is not met, this 

unsatisfied demand clearly is not recorded). Activity can be helpfully measured in 

relative terms, as a proportion of the dwelling stock of each ward at the 2011 Census, 

and this is shown at Figure 12.4. Wards characterised by particularly high rates of 

activity – where the number of sales was equivalent to over 40% of the homes 

recorded in 2011 – are labelled in the plan, alongside those with a notably lower rate 

of activity (sales equivalent to less than 20% of homes). Penrith Carleton appears to 

have seen the highest rate of activity, in relative terms, with sales equivalent to 58% of 

its dwelling stock, followed by the eastern part of Appleby (Bongate) with 52%. In 

contrast, Skelton and Ravenstonedale have seen sales equivalent to less than 20% of 

their dwelling stock over the past decade. 

12.9 It can be noted, with reference to Figure 3.13, that the higher levels of sales show 

some correlation with areas of relatively higher values. This is particularly true of the 

areas to the west of Penrith and to a lesser extent around Kirby Stephen. It is noted, 

however, that where Appleby showed slightly lower prices this is also identified as a 

concentration of transactions. In comparison to the other larger towns it is noted that 

Alston again shows signs of a weaker housing market with a lower proportion of sales. 
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Figure 12.5: Residential Sales as Proportion of 2011 Dwelling Stock (2010-19) 

Source: Census 2011; Land Registry; Turley analysis 

12.10 Land Registry data also records whether a transaction involves a newly built property, 

which interestingly shows – when summarised at Figure 12.6 – that new homes have 

accounted for a significant proportion of sales in the most active wards. Circa 40% of 

sales in Penrith Carleton, for example, involved a newly built home, which is over three 

times the district average of 12%. A full breakdown for all wards has been requested by 

the Council and is presented at Appendix 3. 
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Figure 12.6: Influence of New Homes in Most Active Wards 

 

Source: Census 2011; Land Registry; Turley analysis 

12.11 The level of activity in Penrith and Appleby corresponds with the analysis in section 4 

and the views expressed through the stakeholder workshop and agent consultation 

that identifies these locations as having comparatively high market interest and that 

this would remain the case. That said, it was also noted that – in line with the market 

trends and picture of need expressed in sections 5 and 6 of this report – other 

settlements in the plan area, particularly those with stronger transport connections, 

could see demand rise particularly from younger people and families where such 

demand can be accommodated in the existing or new stock. In contrast, it would 

appear, based on the evidence of market demand, that those settlements which are 

more remote, including for example Alston, are more likely to see comparatively 

modest demand being sustained. This market picture will need to be kept under review 

with further evidence assembled as to the comparative viability of development in the 

settlements that will impact on the deliverability of land which is considered through 

the Local Plan process. 

12.12 Where the above relates to sales in the open market, it is equally important to consider 

the need for affordable housing. Table 9.1 confirmed that at least one household in 

every ward had registered a need for such housing, even when discounting those living 

outside of the plan area. There was, though, a particularly notable concentration of 

such households in Penrith, which remained when accounting for the larger size of its 

population. Figure 9.3 equally shows that a relatively large proportion of lettings, 

excluding transfers, were in Penrith, albeit with further activity elsewhere. This 

recognises the historic concentration of housing in this tenure as well as wider socio-

economic factors with lower income households often more dependent on public 

transport and accessibility to lower value employment opportunities which are often 

concentrated in larger urban areas. 
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12.13 Where the profile of lettings clearly reflects stock, it was noted through the 

stakeholder workshop that there remained local needs in many of the more affordable 

settlements in the district. The provision of a balance of housing responding both to 

market needs and a need for other tenures is an important consideration in the 

context of the analysis above as to the changing demographic profile of places, 

particularly the more rural parts of the plan area. Clearly the provision of new housing 

which can accommodate new families and retain younger households who want to 

remain in the area will have an impact on offsetting the evidence of a continued ageing 

of these areas which should be considered alongside the evident strong need and 

demand for the continued provision of housing in the larger settlements and in 

particular Penrith. The potential to achieve the delivery of a mix of housing, including 

market housing, will evidently remain dependent upon the comparative viability of 

development. This will need to be considered through the development of the Local 

Plan evidence base recognising, for example, as noted above that areas like Alston 

continue to demonstrate lower market demand which if sustained will impact on the 

potential delivery of housing even where need is identified.  

Employment and commercial floorspace 

12.14 The assessment has highlighted the important relationship between employment and 

housing needs. This again is important in the context of the analysis of the population 

profile across different parts of the plan area introduced at the start of this section. 

Figure 12.6 shows the distribution of employment by ward, drawing upon BRES data 

introduced in section 4. This shows a strong concentration of employment in Penrith 

and to a lesser extent Kirkby Stephen as well as along the M6 corridor to the north of 

the plan area. Smaller concentrations of employment are evident in both Appleby and 

Alston. This analysis clearly includes all types of employment, including jobs that are 

not accommodated in traditional commercial floorspace, but there is still a notable 

alignment with the spatial analysis of such floorspace as shown in Figures 4.4 – 4.6. It is 

of note that the concentrations of employment in Penrith and to the north along the 

M6 primarily align with the concentrations of office (Figure 4.4) and industrial space 

(Figure 4.5). It is notable that the concentration of employment around Kirkby Stephen 

aligns with the location of warehouse space (Figure 4.6).
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Figure 12.7: Employment by Ward (2018) 

 

Source: BRES; Turley analysis 

12.15 This also aligns with the analysis in the Cumbria Employment Land and Premises Study 

(ELPS) which focuses on a consideration of larger employment sites across the county. 

Three of these sites are in Penrith, these being Gilwilly Business Park, Skirsgill and 

Newton Rigg College. Two of the sites are also identified in Appleby (Old Creamery site 

and the Cross Croft Industrial Estate) and the last is in Kirkby Stephen, that being Kirkby 

Stephen Business Park. The study describes the first two sites at Penrith as being of a 

scale / profile to respond to regional policy priorities, while Newton Rigg is viewed as a 

local priority site and those in Appleby and Kirkby Stephen are identified as other 

priority sites. This suggests a clear emphasis on the significance of sites in Penrith in 

particular as higher profile locations for economic investment. 

12.16 In terms of demand for the sites in Penrith, a further follow-on study by LSH focusing 

on the town has been prepared in draft. This specifically sought to consider 

employment land supply in and around the town. It concluded that the existing supply 

of allocated sites in Penrith were either limited with regards the remaining availability 

of land as a result of their success in attracting development or were constrained with 

regards their delivery without major strategic infrastructure improvements, such as the 

potential dualling of the A66 which could unlock land next to the Skirstill Depot177. In 

this context it observes that available land on allocated sites in Penrith is limited to 

3.22 hectares at Gilwilly and Eden Business Park. It notes, however, that a number of 

recent planning permissions have contributed positively to the supply position, 

including land at Junction 41 (7.7 ha) and Mile Lane (3.3 ha). It also references  land at 

                                                           
177 The development of this site is understood to be impacted by uncertainty around the dualling of the A66, which 

may remove the possibility of an exit nearby and thus affect its delivery 
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Newton Rigg College (referenced above) providing a further long-term option (8.18 ha) 

based on its identification as a longer term option in the adopted Local Plan (Policy 

PEN3), albeit it is understand from the Council’s perspective that issues with regards 

the site’s deliverability mean that the timing of future development remains uncertain. 

Where the study concludes that these sites could potentially be sufficient to meet 

need, it warns that future consideration should be given to the longer term strategic 

growth of the town including housing growth alongside longer term employment 

allocations. This would suggest, based on the assessment of need for housing and 

employment in this assessment, that the town will continue to play an important role 

in accommodating new provision where it is evidently the most strategic location and 

with evidence of market demand for employment as well as housing uses. 

12.17 The wider Cumbria ELPS also commented on the demand for the sites in Appleby and 

Kirkby Stephen. In the case of the latter, it observes that the potential exists for further 

expansion of the business park which would suggest a further accommodation of 

employment need identified. This would suggest that some of the identified need in 

section 7 could be accommodated here to complement provision at Penrith. A similar 

position is noted with regards the sites in Appleby albeit it is suggested that the 

potential for further expansion is dependent upon sites being cleared. Where it is 

evident that there is need for new employment space (section 7) and housing (section 

6) and that this is an established location, accommodating some proportion of this 

need in the town would appear reasonable.  

12.18 It is evident that the scale of existing employment provision is less pronounced in the 

other smaller and/or rural settlements across Eden. As with the provision of housing, 

however, the opportunity to accommodate smaller / flexible employment uses should 

be considered where evidently this could bring benefits to the community and the 

sustainability of such settlements. The viability of such schemes will, however, need to 

be considered separately with market demand outside of the main settlements and 

infrastructure corridors understood to be more modest thus impacting on 

development values, as explored in section 4. This evidently reflects the pre-pandemic 

market, however, and consideration will need to be given to whether changing working 

behaviours provide strong demand for such accommodation thereby elevating the 

market’s ability to deliver outside of the traditional locations of employment provision. 

Similarly it is noted that existing businesses looking to invest and expand can provide a 

more locally generated demand which will need to be acknowledged in providing 

adequate flexibility in related employment policies.  

Summary 

12.19 There is a longstanding hierarchy of settlements within Eden which reflects their 

relative size amongst other features. Penrith is evidently the largest settlement and 

accommodates a notable share of the district’s population. Kirkby Stephen, with 

Ravenstonedale, also accommodates a relatively large proportion of residents as do 

areas to the north of Penrith. These areas also show larger concentrations of existing 

employment space reflecting existing business parks and industrial sites as well as 

other uses in their centres. 

12.20 Looking at the changing population, it is clear that the provision of new homes in 

Penrith in particular, but also in Appleby, has encouraged growth in the working age 
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population. Most other parts of the plan area, and in particular the more rural 

locations, have in contrast seen their working age populations reduce, with older age 

groups particularly prominent as a result. This has implications for the ongoing vitality 

of such settlements which should be considered alongside demand factors in ensuring 

they accommodate a proportionate share of growth. 

12.21 The analysis of housing market activity shows stronger demand based on transactions 

in Penrith and to the north along the M6 corridor as well as around Kirkby Stephen, 

with a more localised concentration also in Appleby. It is noted that in the case of both 

Appleby and Penrith this has been driven by the provision of new homes which again 

reinforces their comparative appeal with this also noted through the stakeholder 

workshop. This would indicate that where new homes can be provided sustainably 

these areas will continue to have an important role in accommodating new growth. In 

contrast the analysis also shows that there are parts of the plan area with 

comparatively lower demand, one such example being Alston which is shown to have 

lower average house prices and fewer residential sales. The remoteness of Alston and a 

number of other smaller settlements in the more peripheral areas is likely to continue 

to act as a constraint on development values and market interest. This will need to be 

further considered through the assembling of viability evidence to support the Local 

Plan to assess the implications for the deliverability of land in these settlements set 

against evidence of need and the objectives of creating sustainable places. 

12.22 Beyond market housing, the evidence of affordable need and the relatively limited 

supply of such housing in rural areas (demonstrated by low lettings) emphasises the 

need to ensure more rural areas also see growth to address current stock deficiencies 

and address issues related to the changing population profile noted above. Again, 

however, the capacity to deliver such housing as part of mixed tenure development is 

dependent upon viability and development values. A number of smaller settlements 

and Alston specifically, as referenced above, have notably weaker housing markets 

which will impact on viability and therefore the potential to deliver housing. In such 

areas it will be necessary for the Council to consider the extent to which other 

approaches to delivering housing can overcome such deliverability constraints. This 

could include for example community-led housing schemes or a greater emphasis on 

self-builds in the context of an identified need. 

12.23 In terms of employment, where this study has identified a need for future land it is 

noted from the studies undertaken by LSH for Cumbria County Council and Eden 

District Council that existing land of a more strategic nature is again distributed 

between the larger settlements with a clear focus on Penrith. Where land exists which 

can accommodate growth in Penrith, these studies highlight the potential to 

sustainably accommodate continued growth in the town in combination with new 

housing, similarly identifying potential expansion land in Kirkby Stephen also. 

Accommodating further employment land in Appleby would build on evident demand 

in relation to its existing offer and would need to align with any future provision of new 

housing. As with the distribution of housing need, it is considered that particular local 

business needs should also be recognised in the more rural settlements along with any 

demands arising from changing working behaviours associated with more flexible 

working. 
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13. Summary and Conclusions 
13.1 Turley – in partnership with Edge Analytics – has been commissioned by Eden District 

Council (‘the Council’) to produce this Strategic Housing and Economic Needs 

Assessment (SHENA) which will form part of the evidence base for the emerging review 

of the Local Plan, being undertaken in the context of a revised National Planning Policy 

Framework (NPPF). 

13.2 The SHENA is intended to meet the requirements of the NPPF and its associated 

guidance, providing the Council with robust and up-to-date evidence on the future 

need for both housing and employment land over the emerging plan period (2020-40). 

It principally focuses on the area that will be covered by the new Local Plan (‘the plan 

area’) and seeks to exclude, wherever possible, those parts of the district designated as 

National Parks. The district continues to be treated as a self-contained housing market 

area, an approach accepted by the Inspector examining the current Local Plan and 

consistent with the views of neighbouring areas that have again been found to share a 

relationship with Eden. This does not mean that the district is homogenous, though, 

with different parts possessing unique characteristics as is clear from analysis in this 

report and earlier evidence of distinctive sub-areas178.  

Recent trends in the local economy and housing market 

13.3 This report has profiled recent trends in both the housing market and the local 

economy, finding that: 

• The district’s housing stock has grown as planned over the initial six years of 

the current Local Plan period, with the average provision of 242 dwellings per 

annum since 2014 – albeit with a rising trend – precisely aligning with the 

adopted requirement for this geography. The vast majority of these new homes 

(235) have been delivered in the plan area, with Penrith making a particularly 

significant contribution in line with the spatial distribution strategy in the 

adopted Local Plan. Larger detached houses remain prevalent following this 

development, having been delivered more often than other unit types in recent 

years. In contrast, the district has relatively few small homes with only one 

bedroom, and has seen few such homes delivered recently. Affordable housing 

has also been provided through recent delivery, with an average of 49 such 

homes completed in each of the last five years; 

• The population of the district has grown faster than that of Cumbria in recent 

years, if lower than seen regionally or nationally, with the plan area largely 

responsible for this growth. Population growth has been driven by net in-

migration, particularly of those approaching retirement but with notable signs of 

an improving trend amongst younger people that have historically tended to 

move elsewhere. Migration has generally offset the impact of a continuing 

excess of deaths over births that would otherwise naturally reduce the 

population, but it has not prevented a gradual ageing. There has been 

                                                           
178 Arc4 (2018) Eden District Council Housing Needs Study 2018. While such geographies are described as “housing 

market areas” in this earlier report, they can more accurately be viewed as sub-areas to avoid confusion with the 
terminology used – if less frequently than previously – in national policy 
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substantial growth in the older population aged 65 and over, and a slight fall in 

the number of residents aged 16 to 64 in recent years; 

• Housing affordability remains an issue, but has not worsened in recent years. 

The ratio between house prices and earnings has been relatively stable over the 

past 15 years, with the national ratio rising in this time to now align closely with 

Eden. The district’s ratio remains high compared to Cumbria and the North West, 

however, due both to higher house prices – particularly to the west of the 

district, but far from uniform – and lower earnings. Where this ratio necessarily 

captures sales throughout the whole district, it can be observed that certain 

house price metrics for the plan area specifically fell in the year to 2019, and may 

well be affected – in as yet unforeseeable ways – by the coronavirus pandemic 

that has curbed activity in the year to date; 

• Some 169 net additional jobs have been created annually throughout the 

district since 2009, on average. This has been driven in large part by newly 

created jobs in wholesale, retail, transportation, storage, accommodation, food 

and agriculture, with these sectors offsetting job losses in construction, 

manufacturing and social work. These changes have reinforced the distinctive 

employment profile of Eden, which is oriented towards the visitor economy but 

also has strengths in agriculture, forestry, public administration and logistics. 

Most businesses in the district – with notable exceptions – employ fewer than 

ten people and are therefore classified as micro-businesses, but small and 

medium-sized businesses have accounted for a relatively large share of recent 

growth; 

• New employment space has been provided in the district in recent years, 

including offices, warehouses and industrial premises. This has added to an 

existing stock that is largely concentrated in Penrith, albeit industrial sites and 

warehouses are also located across other parts of the plan area to the north 

along the M6 corridor and in the other larger settlements. These premises are 

largely occupied with an extremely low vacancy rate, across all property types 

but especially for warehouses and industrial buildings where take-up in more 

recent years appears to have slowed as a result; and 

• Eden remains characterised by relatively high rates of economic activity 

amongst its resident population, with a consistently low unemployment rate 

that was last year lower – at 1.5% – than recorded in at least 15 years. The 

early impact of the ongoing pandemic is unfortunately yet to be reflected in 

these official datasets, but timelier – if not directly comparable – indicators 

suggest that the claimant rate has risen sharply since March while local 

employers made use of the furlough scheme in relatively large numbers. Where 

there is naturally uncertainty around the duration and permanence of such 

impacts, the long-term trend is one of pressure in the labour market that is 

unlikely to abate where the working age population continues to decline. 

Future employment growth 

13.4 Planning Practice Guidance (PPG) endorses the use of employment forecasts, alongside 

other datasets, for the purposes of understanding the future needs of businesses. Up-
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to-date forecasts – unfortunately produced at an exceptionally uncertain time, but 

nonetheless retaining long-term value – have therefore been obtained from Experian 

and Cambridge Econometrics, via Cumbria County Council. These unavoidably relate 

only to the district, rather than the plan area, but it is considered reasonable to assume 

that most – if not all – of the additional jobs forecast will be located in this smaller 

geographic area. 

13.5 Both forecasts envisage continued job growth in Eden, but Cambridge Econometrics – 

in forecasting the creation of circa 215 jobs per annum over the plan period – are 

considerably more positive than Experian who forecast an average of only 60 

additional jobs per annum in this time, largely due to an assumed slowing after 2025. It 

is immediately apparent that the midpoint between the forecasts – often used in 

studies of this nature – is, at circa 137 jobs per annum, not dissimilar to the recent 

trend that has seen an average of 169 jobs created each year nor indeed the 135 jobs 

annually targeted by the existing Local Plan. Blending the forecasts in this way also 

appears, in most cases, to provide a reasonable outlook for individual sectors in Eden 

when benchmarked against recent trends and accounting for extant economic 

strategies. Such a blended forecast allows for the future creation of jobs relating to 

accommodation, food, health, social work, construction and education, for example. 

13.6 The report has, though, identified a need to carefully adjust the outlook for the locally 

significant retail/wholesale and transportation/storage sectors, where the forecasts 

imply a marked slowing of recent job growth in each sector which does not align with 

the commercial intelligence collected or the insights offered by Cumbria County 

Council and the Local Enterprise Partnership. These adjustments, which introduce the 

past trend into the calculated average for these sectors only, elevate the blended 

forecast to suggest that 176 jobs per annum could be created across Eden over the 

plan period. 

Future housing needs 

13.7 The revised NPPF introduced a new, standard method for determining the minimum 

number of homes needed, which adjusts 2014-based household projections based on 

the current relationship between house prices and earnings. This method can be simply 

followed to establish a minimum need for 95 dwellings per annum across the district, 

albeit – when applying checks recommended by the PPG – this does appear an 

unreliable estimate given that it equates to only half the homes delivered on average in 

this area each year since 2003, and is still lower than the higher rate of provision 

assessed as needed and subsequently delivered during the current plan period. 

13.8 It is more complicated to apply these checks, or indeed apply the standard method to 

begin with, for the plan area alone given that the input datasets are not published for 

this geography. A version of the 2014-based household projections has, though, been 

developed for this area which accounts for the negative effect of population decline in 

the National Park areas and suggests a minimum need for 107 dwellings per annum in 

the plan area alone. This, like the district figure, is less than half the 235 dwellings 

annually delivered in this area since 2014. 

13.9 Modelling presented in this report suggests that simply meeting the minimum need, in 

this context, would slow the recent rate of population growth in the plan area, and 
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result in a profile of growth that is oriented towards older age groups with the working 

age population contracting by some 9% over the emerging plan period. It is estimated 

that the labour force could support only 45 additional jobs per annum in this scenario, 

contrasting with the earlier identified potential for stronger employment growth that is 

assumed to be largely concentrated in the plan area and thus is likely to require a 

commensurate increase in housing provision therein, if it is to be realised, in order to 

accommodate the necessary labour force. 

13.10 Further modelling suggests that approximately 200 dwellings per annum could be 

needed in the plan area over the emerging plan period (2020-40) to support the 

number of jobs anticipated to be created under the lower job growth scenario, which 

simply blends the two forecasts sourced to inform this report, but this increases to 

circa 226 dwellings per annum for the adjusted, higher scenario. Establishing an 

alternative level of housing need, beyond a standard method that does not appear fully 

representative for Eden, inevitably requires a degree of judgement but these scenarios 

are considered to offer valuable reference points to the Council to inform future policy 

for the plan area. The latter in particular would broadly sustain the recent rate of 

delivery in the plan area, and either scenario would enable more pronounced growth in 

younger working age groups than could be supported by simply meeting the minimum 

need implied by the standard method. 

13.11 Beyond the overall number of homes needed, the NPPF requires assessment of the size 

and type of housing needed in the plan area. The modelling indicates that growth will 

be led, in each scenario, by couples without children, one person households and 

households with children. This suggests, based on the housing currently occupied by 

such households in Eden, that additional households are most likely to require three 

bedroom properties (43%) with a lesser – though not insignificant – need for smaller 

two bedroom properties (c.26-27%) and larger properties with at least four bedrooms 

(c.24-25%). The implied need for one bedroom properties is much smaller at 6%. It is 

estimated that some 75% of additional homes would need to be houses to deliver this 

mix, with a smaller need for bungalows (15%) and flats (10%). This represents only 

illustrative modelling of available evidence, however, which can be used for guidance 

and monitoring purposes but should not be prescribed as an explicit requirement for 

individual sites given that they will need to respond to changing market demands, 

reflect the local context and take account of viability considerations. 

Related need for employment land 

13.12 The employment forecast scenarios introduced above have been used to estimate the 

amount of employment land – suitable for offices, industrial premises and warehouses 

– that could be needed over the plan period. This recognises that they form one of the 

approaches recommended in the PPG to undertake such a calculation of need. 

13.13 While most of the additional jobs envisaged in the two employment growth scenarios – 

in sectors such as accommodation, food and health – are unlikely to require such land, 

certain jobs are expected to require offices (1.2ha) and warehouses, with the implied 

need for the latter notably increasing (from 0.8ha to 5.5ha) in the adjusted job growth 

scenario. Forecast job losses mean that, in contrast, a negative requirement for 

industrial space is implied, which implies an overall net need for between 1.5ha and 

6.2ha of employment land under scenarios linked to the employment forecasts. 
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13.14 In accordance with the PPG, a further demographically derived scenario has also been 

developed to reflect the minimum need for housing implied by the standard method, 

and its estimated ability to support the creation of circa 45 new jobs per annum. This is 

lower than the forecasts and consequently reduces the implied net need for 

employment land to only 0.3ha. 

13.15 A simple continuation of recent delivery rates – where they are considered to provide 

an indication of future needs by the PPG – could in contrast generate a greater need 

for employment land than implied by the forecasts, requiring circa 10.2ha in total. 

13.16 The above represent net estimates, making no allowance for losses – that would 

otherwise diminish the stock of employment space – nor establishing a buffer to 

enable choice and flexibility. When making indicative allowances for such factors, the 

overall need for employment land increases and can be estimated to range between 

7.7ha and 17.6ha. This can be reasonably narrowed by removing the labour supply 

scenario and the blended employment forecast – respectively considered likely to 

underestimate future growth in the labour force, and understate the development that 

could result from a continuation of recent delivery trends – to leave a smaller range of 

between 13.6ha and 17.6ha. The Council can justifiably select an employment land 

requirement within this range or indeed above, if it wishes to offer still greater choice 

and flexibility to businesses beyond the allowances made in this calculation or reflect 

wider economic objectives/strategy. 

Affordable housing need 

13.17 The PPG retains a well-established methodology through which the need for affordable 

housing is separately assessed, as required by the NPPF. 

13.18 The first stage of the calculation establishes the scale and profile of affordable housing 

need in gross terms, capturing circa 757 households throughout the plan area that 

have joined the Council’s housing register as of July 2020. A further need for around 

223 affordable homes could also be expected to arise in each year of the emerging plan 

period, as new households form and existing households’ circumstances change. 

Combined, these factors could generate a gross need for around 261 affordable homes 

per annum over the emerging plan period with around half requiring properties with 

one bedroom. 

13.19 The PPG requires supply to be subsequently taken into account, allowing for lettings, 

the release of occupied affordable homes and committed supply. This indicates that 

approximately 216 affordable homes could become available annually over the plan 

period, falling below the estimated gross need to suggest that there could be a net 

need for 45 affordable homes per annum over the plan period. This appears to 

predominantly relate to one bedroom properties, but the assumptions necessarily 

applied in the calculation mean that this should be closely monitored by the Council to 

reflect the profile of households registering their need for homes and the availability of 

appropriately sized housing. 

13.20 When considered in the context of its likely delivery alongside market housing, as 

required by the PPG, provision of as few as 149 dwellings per annum could conceivably 

meet this net annual need for affordable housing in full, based on the Council’s existing 
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policy of seeking 30% affordable housing. This numerical exercise does, however, 

undoubtedly overstates the contribution of certain sites, not all of which are required – 

or indeed able – to adhere to this policy. It also takes no account of the need to 

continuously replenish the stock of affordable housing. With an earlier conclusion that 

at least 200 dwellings per annum are likely to be needed across all tenures, the 

prospect of delivering as many as 60 affordable homes per year in this scenario – while 

again an overestimate – appears more favourable in that it would broadly sustain the 

recent rate of affordable housing provision in Eden, and maximise the prospect of 

meeting needs in full. 

13.21 This report has also found that a range of affordable housing products – including 

affordable rent, affordable home ownership and shared ownership – could be 

accessible to those households that cannot afford to privately rent, as the most 

affordable market option. Each could therefore be expected to play a role in offering 

affordable housing to those with lower incomes. 

Specific needs of different groups 

13.22 The NPPF requires the housing needs of different groups in the community to be 

assessed and reflected in planning policies. This report has therefore considered the 

specific needs of: 

• Older people, aged 65 and over, who have recently grown in number to account 

for a quarter of all living in the plan area as of 2018. Edge Analytics’ modelling 

indicates that this growth is unlikely to slow until the end of the emerging plan 

period, and could generate an additional need for circa 17-19 bedspaces in 

communal establishments each year that is excluded from the overall dwelling 

requirements specified earlier. A further annual demand for circa 33-40 units of 

other forms of specialist older persons’ accommodation could also be 

anticipated, based on industry toolkits, but this is included in the assessed need 

for dwellings; 

• People with disabilities, who in this area tend to live in private households 

rather than institutional accommodation. Nearly one in five residents are limited 

to some extent in their daily activities, but this increases markedly with age such 

that the growing elderly population alone is likely to increase the number of 

residents with disabilities. The Council should be aware of this growing need in 

establishing appropriate policies on new housing provision, but the continued 

adaptation of existing homes – through Disabled Facilities Grants, for example – 

will also be necessary where funding is available given that new homes account 

for only a fraction of the overall stock; 

• Families with children, who often own their generally larger homes in the 

district but also rely to some extent on social housing and the private rented 

sector. The projections introduced in this report suggest that as many as 1,185 

additional households with children could form over the plan period, to 

consistently account for nearly one in every four households under any scenario. 

This reaffirms the importance of ensuring that the future mix of housing includes 

a sufficient amount of larger family homes; 
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• Key workers, necessarily defined broadly as those working in public 

administration, education and health for the purposes of this analysis. Nearly a 

quarter of employed residents living in the district were in this category in 2011, 

and households led by such individuals tended to align with the tenure profile of 

the general population albeit with slightly higher rates of home ownership. This 

implies that the mix of types, sizes and tenures of housing identified in this 

report should accommodate the needs of such households albeit where 

affordability issues are identified as a defining feature of the local market the 

Council could engage with representatives of the major employers of key 

workers to understand any specific housing needs which arise; 

• Self- and custom-builders, that appear relatively small in number given that only 

90 households – circa 0.4% of all in the district in 2011 – have registered their 

interest with the Council. This has though grown markedly since 12 were 

recorded in 2018, and a household survey at that time suggested that as many as 

445 households would like to move to a self-build property. The Council should 

actively monitor the adequacy and number of plots in this context, mindful of 

the general desire for larger homes amongst those expressing an interest; and 

• People occupying mobile dwellings or caravans, who generally live in smaller 

households and are understood to feature in the population estimates and 

projections used to assess housing needs in this report. Licensing data supplied 

by the Council suggests that these households are likely to be predominantly 

located in one of four sites that offer a total of 185 residential pitches. A further 

18 pitches are spread across another 14 sites but these are understood to 

accommodate staff only. 

Spatial distribution of needs 

13.23 Finally, this report has considered how the underlying drivers of future need may vary 

across the plan area, to assist the Council in its future development of a spatial 

distribution policy that must also be informed by work on the settlement hierarchy and 

an assessment of both sustainability and viability. 

13.24 There is a longstanding hierarchy of variously sized settlements within Eden, Penrith 

being the largest and accommodating a notable share of the district’s population. 

Kirkby Stephen, with Ravenstonedale, also accommodates a relatively large proportion 

of residents as do areas to the north of Penrith. These areas also have concentrations 

of employment space reflecting existing business parks and industrial sites as well as 

other uses in their centres. 

13.25 Looking at the changing population, it is clear that the provision of new homes in 

Penrith in particular, but also in Appleby, has encouraged growth in the working age 

population. Most other parts of the plan area, and in particular the more rural 

locations, have in contrast seen their working age populations reduce, with older age 

groups particularly prominent as a result. This has implications for the ongoing vitality 

of such settlements which should be considered alongside demand factors in ensuring 

they accommodate a proportionate share of growth. 
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13.26 The analysis of housing market activity shows stronger demand based on transactions 

in Penrith and to the north along the M6 corridor as well as around Kirkby Stephen, 

with a more localised concentration also in Appleby. In the case of both Appleby and 

Penrith this has been driven by the provision of new homes which again reinforces 

their appeal, as noted by stakeholders. This indicates that where new homes can be 

provided sustainably these areas will continue to have an important role in 

accommodating new growth. In contrast the analysis also shows that there are parts of 

the plan area with comparatively lower demand, one such example being Alston which 

is shown to have lower average house prices and fewer residential sales. The 

comparative remoteness of Alston and a number of other smaller settlements in the 

more peripheral areas is likely to continue to act as a constraint on development values 

and market interest. This will need to be further considered through the assembling of 

viability evidence to support the Local Plan to assess the implications for the 

comparative deliverability of land in these settlements set against evidence of need 

and the objectives of creating sustainable places. 

13.27 Beyond market housing, the evidence of affordable need and the relatively limited 

supply of such housing in rural areas (demonstrated by low lettings) emphasises the 

need to ensure more rural areas also see growth to address current stock deficiencies 

and address issues related to the changing population profile noted above. Again, 

however, the capacity to deliver such housing as part of mixed tenure development is 

dependent upon viability and development values. A number of smaller settlements 

and Alston specifically, as referenced above, have notably weaker housing markets 

which will impact on viability and therefore the potential to deliver housing. In such 

areas it will be necessary for the Council to consider the extent to which other 

approaches to delivering housing can overcome such deliverability constraints. This 

could include for example community-led housing schemes or a greater emphasis on 

self-builds in the context of an identified need.  

13.28 In terms of employment, where this study has identified a future need for land it is 

noted from separate studies that existing land of a more strategic nature is again 

distributed between the larger settlements with a clear focus on Penrith. Where land 

exists which can accommodate growth in Penrith, these studies highlight the potential 

to sustainably accommodate continued growth in the town in combination with new 

housing, similarly identifying potential expansion land in Kirkby Stephen also. 

Accommodating further employment land in Appleby would build on evident demand 

in relation to its existing offer and would need to align with any future provision of new 

housing. As with the distribution of housing need, it is considered that particular local 

business needs should also be recognised in the more rural settlements along with any 

demands arising from changing working behaviours associated with more flexible 

working.
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Appendix 1: Modelling Assumptions 
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1 Forecasting Methodology 

1.1 Evidence is often challenged on the basis of the appropriateness of the methodology that has 

been employed to develop growth forecasts. The use of a recognised forecasting product 

which incorporates an industry-standard methodology (a cohort component model) removes 

this obstacle and enables a focus on assumptions and output, rather than methods. 

1.2 Demographic forecasts have been developed using the POPGROUP suite of products. 

POPGROUP is a family of demographic models that enables forecasts to be derived for 

population, households and the labour force, for areas and social groups. The main POPGROUP 

model (Figure 1) is a cohort component model, which enables the development of population 

forecasts based on births, deaths and migration inputs and assumptions. 

1.3 The Derived Forecast (DF) model sits alongside the population model (Figure 2), providing a 

headship rate model for household projections and an economic activity rate model for labour 

force projections. 

1.4 For further information on POPGROUP, please refer to the Edge Analytics website: 

http://www.edgeanalytics.co.uk/. 

 
Figure 1: POPGROUP Population Projection Methodology 

http://www.edgeanalytics.co.uk/
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Figure 2: Derived Forecast (DF) methodology 
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2 Data Inputs & Assumptions 

Introduction 

2.1 Edge Analytics has developed a suite of demographic scenarios for the Eden district, alongside 

the Eden plan-making geography (excluding areas within the National Parks), using POPGROUP 

v4 and the Derived Forecast model (Figure 3). 

 
Figure 3: Eden district and plan-making geography 

2.2 Using historical demographic evidence from the Office for National Statistics’ (ONS) mid-year 

population estimates (MYE), ONS’ latest sub-national population projections (SNPP) and 

Ministry for Housing, Communities and Local Government (MHCLG) household projections, a 

series of assumptions have been derived to configure the scenario forecasts. 

Scenario Definition 

2.3 Edge Analytics has developed a Dwelling-led scenario for the plan-making geography and two 

Jobs-led scenarios for the district. Scenario outcomes have been presented over the 2020–

2040 plan period.  
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2.4 The following scenarios have been configured for this analysis: 

 Dwelling-led_Current Method: Historical mid-year population estimates are 

provided to 2018. From 2018/19 onwards, an annual dwelling constraint of 107 

has been applied. Assumptions related to fertility, mortality and the profile of 

migrants are derived from the 2018-based SNPP. A sensitivity has been applied 

to household headship rates (see paragraph 0) 

 Jobs-led: Historical mid-year population estimates are provided to 2019. From 

2019/20 onwards, a jobs growth total of 3,056 has been applied179. 

Assumptions related to fertility, mortality and the profile of migrants are 

derived from the 2018-based SNPP. A sensitivity has been applied to household 

headship rates (see 0). 

 Jobs-led_Higher: Historical mid-year population estimates are provided to 

2019. From 2019/20 onwards, a jobs growth total of 3,781 jobs has been 

applied1. Assumptions related to fertility, mortality and the profile of migrants 

are derived from the 2018-based SNPP. A sensitivity has been applied to 

household headship rates (see 0). 

Dwelling-led Scenarios 

2.5 Under a ‘dwelling-led’ scenario, population growth is determined by the annual change in 

dwellings using key assumptions on household representative rates, communal population 

statistics and a dwelling vacancy rate. 

Jobs-led Scenarios 

2.6 Under a ‘jobs-led’ scenario, population growth is determined by the annual change in 

employment using key assumptions on economic activity rates, a commuting ratio and 

unemployment rates. 

Population, Births, Deaths and Migration 

Population 

2.7 Historical population statistics are drawn from the ONS MYEs, providing data by five-year age 

group and sex. These provide base populations to 2019 at district-level and 2018 for the plan-

making geography. The population of the plan-making geography plus the remainder of the 

Eden district has been constrained to the 2018-based SNPP population total for Eden. 

Births & Fertility 

2.8 Historical mid-year to mid-year counts of births by sex have been sourced from the ONS MYEs. 

For the plan-making geography these have been aggregated and apportioned from Census 

output area geographies. 

  

                                                           
179 Jobs growth targets were provided by Turley. 
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2.9 In combination with the ‘population-at-risk’ (i.e. all women between the ages of 15-49), the 

following assumptions provide the basis for the calculation of births in each year of the 

forecast period: 

 A district level age-specific fertility rate (ASFR) schedule (derived from the ONS 

2018-based SNPP) 

 A fertility differential for the study area, derived from historical births data 

 Long-term assumptions on changes in ASFRs from the ONS 2018-based SNPP 

for the district. 

Deaths & Mortality 

2.10 Historical mid-year to mid-year total counts of deaths have been sourced from the ONS MYEs. 

For the plan-making geography these have been aggregated and apportioned from Census 

output area geographies. 

2.11 In combination with the ‘population-at-risk’ (ie the total population of the study area), the 

following assumptions provide the basis for the calculation of deaths in each year of the 

forecast period: 

 A district level age-specific mortality rate (ASMR) schedule, measuring the 

expected mortality rates by age and sex (derived from the ONS 2018-based 

SNPP) 

 A mortality differential for the study area, derived from the historical deaths 

data 

 Long-term assumptions on changes in ASMRs from the ONS 2018-based SNPP 

for the district. 

Migration 

District-level – Internal Migration 

2.12 Historical mid-year to mid-year estimates of the internal in-and out-migration by 5-year age 

group and sex have been sourced from the ‘components of population change’ that underpin 

the ONS MYEs. These internal migration flows are estimated using data from the Patient 

Register (PR), the National Health Service Central Register (NHSCR) and the Higher Education 

Statistics Agency (HESA). 

2.13 Historical counts of internal in and out-migrants are used from 2001/02 to 2018/19. From 

2019/20 onwards, an ASMigR schedule of rates is derived from an eighteen-year internal 

migration history (2001/02–2018/19) and used to distribute future counts by single year of age 

and sex. 

District-level – International Migration 

2.14 Historical mid-year to mid-year counts of immigration and emigration by 5-year age group and 

sex have been sourced from the ‘components of population change’ files that underpin the 

ONS MYEs. Any ‘adjustments’ made to the MYEs to account for asylum cases are included in 

the international migration balance. 



Eden – Data Inputs & Assumptions 6 

 

October 2020   

2.15 Historical counts of international in and out-migrants are used from 2001/02 to 2018/19. From 

2019/20 onwards, an ASMigR schedule of rates is derived from an eighteen-year international 

migration history (2001/02–2018/19) and used to distribute future counts by single year of age 

and sex. 

Plan-making geography 

2.16 Other than Census statistics, there are no historical migration statistics available at a sub-

district level. Therefore, migration is calculated as the ‘residual’ of the population after taking 

account of births and deaths. ‘Net migration’ equates to the cumulative impact of the four 

types of migration modelled within POPGROUP (in-migration, out-migration, immigration and 

emigration). 

2.17 Using the Census statistics, historical estimates of migration are derived for the plan-making 

geography. This is achieved by comparing the migration implied by the schedule of rates for all 

areas (in this case, the schedule from the 2018-based SNPP for the district of Eden) with the 

pattern of migration observed for wards in the Census statistics. 

2.18 Once the historical estimates have been derived, a weighted average of the last 17 years of 

estimated migrant counts (2001/02-2017/18) is used directly as input to scenario forecasts. 

The weighted average, calculated for each age-sex category and separately for each of the four 

migration flows, is repeated for each year of the scenario projection up to and including the 

last year. 

Households 

2.19 The 2011 Census defines a household as:  

“one person living alone, or a group of people (not necessarily related) living at the 

same address who share cooking facilities and share a living room or sitting room 

or dining area.”  

2.20 In POPGROUP, a dwelling is defined as a unit of accommodation which can either be occupied 

by one household or vacant. 

2.21 Under the Dwelling-led scenario, the population growth outcomes of each dwelling constraint 

have been estimated through the application of household representative statistics (also 

known as household headship statistics), communal population statistics and a dwelling 

vacancy rate. 

2.22 In all other scenarios, the household and dwelling implications of each population growth 

trajectory are estimated in the same way. These data assumptions have been sourced from 

the 2001 and 2011 Censuses and the 2014-based household projection model from MHCLG. 

2.23 The MHCLG household projections provide headship rate statistics and communal population 

statistics, but only at district level. Assumptions for the plan-making geography have therefore 

been derived using MHCLG district statistics in combination with sub-district household 

statistics from the 2001 and 2011 Census.  
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Household Headship Rates 

2.24 A household headship rate (also known as a household representative rate) is the “probability 

of anyone in a particular demographic group being classified as being a household 

representative” 180. 

2.25 The household headship rates used in the POPGROUP modelling have been taken from the 

MHCLG 2014-based household projections. These are derived through the application of 

projected household headship rates to a projection of the private household population. 

2.26 In POPGROUP, the 2014-based headship rates are defined by age, sex and household type. For 

the plan-making geography, these rates have been scaled to the area total using aggregated 

and apportioned output-area-level statistics on the total number of households by type from 

the 2001 and 2011 Census. This ensures consistency with the total number of households in 

the district in 2001 and 2011. 

2.27 Under all scenarios, the following sensitivity to household headship rates have been applied: 

 HH-14 Return: Between 2018 and 2040, the MHCLG 2014-based headship rates 

in the 25–34 age group return to their 2001 values. No adjustments have been 

made to the other age groups. 

Communal Population Statistics 

2.28 Household projections in POPGROUP exclude the population ‘not-in-households’ (ie the 

communal/institutional population). These data are drawn at a district level from the MHCLG 

2014-based household projections, which use statistics from the 2011 Census. Examples of 

communal establishments include prisons, residential care homes and student halls of 

residence. 

2.29 The 2011 Census provides information on the communal establishment population by age and 

sex for Census Output Areas. By aggregating and apportioning these data to the plan-making 

geography, the MHCLG communal establishment assumptions for 2011 have been derived. 

2.30 For ages 0-74, the number of people in each age group ‘not-in-households’ is kept fixed 

throughout the forecast period. For ages 75-85+, the population ‘not-in-households’ varies 

across the forecast period depending on the size of the population.  

Vacancy Rate 

2.31 The relationship between households and dwellings is modelled using a ‘vacancy rate’, sourced 

from 2019 MHCLG Council Tax Data. Under all scenarios, a vacancy rate of 7.6% has been 

applied.  

                                                           
180 MHCLG 2014-based household projections methodology  

https://www.gov.uk/government/statistics/2014-based-household-projections-methodology


Eden – Data Inputs & Assumptions 8 

 

October 2020   

Labour Force & Jobs 

Economic Activity Rates 

2.32 Economic activity rates (also referred to as labour force participation rates) are the proportion 

of the population that are actively involved in the labour force, either employed or 

unemployed and looking for work. 

2.33 Economic activity rates by five year age group (ages 16–89) and sex have been derived from 

Census statistics, with adjustments made in line with the Office for Budget Responsibility’s 

(OBR) analysis of labour market trends in its 2018 Fiscal Sustainability Report181. The economic 

activity rate adjustments have been applied to all scenarios. 

Commuting Ratio 

2.34 The commuting ratio indicates the balance between the level of employment and the number 

of resident workers. A commuting ratio greater than 1.00 indicates that the size of the resident 

workforce exceeds the level of employment available in the area, resulting in a net out-

commute. A commuting ratio less than 1.00 indicates that employment in the area exceeds the 

size of the labour force, resulting in a net in-commute. 

2.35 The 2011 Census recorded a 0.95 commuting ratio in Eden. This commuting ratio has been 

fixed for the duration of the forecast period. 

Unemployment Rate 

2.36 The unemployment rate is the proportion of unemployed people within the total economically 

active population. An unemployment rate of 2.5% for the district has been used, reflecting the 

10- and 15-year average. This has been fixed throughout the forecast period. 

2.37 The model-based approach improves on the raw Annual Population Survey (APS) output by 

also utilising data from the claimant count (a count of people claiming benefit for the principal 

reason of being unemployed). This increases the precision lost in the small and often 

unreliable sample size of the APS. 

2.38 For the Dwelling-led scenario at plan-making geography level, district-level assumptions on 

economic activity, commuting and unemployment have been applied. 

 

                                                           
181 OBR Fiscal sustainability report – July 2018  

https://obr.uk/fsr/fiscal-sustainability-report-july-2018/
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Appendix 2: Sector to Use Class Matrix 

 Offices 

B1a/b 

Industrial 

B1c/B2 

Warehouse 

B8 
Non-B 

Accommodation & food service activities 0% 0% 0% 100% 

Administrative & support service activities 80% 0% 0% 20% 

Agriculture, forestry & fishing 0% 0% 0% 100% 

Arts, entertainment & recreation 0% 0% 0% 100% 

Construction 0% 0% 5% 95% 

Education 0% 0% 0% 100% 

Financial & insurance activities 80% 0% 0% 20% 

Human health & social work activities 0% 0% 0% 100% 

Information & communication 80% 0% 0% 20% 

Manufacturing 0% 90% 10% 0% 

Mining & quarrying 0% 0% 0% 100% 

Professional, scientific & technical activities 90% 0% 0% 10% 

Public administration & defence 50% 0% 0% 50% 

Real estate activities 80% 0% 0% 20% 

Transportation & storage 0% 0% 75% 25% 

Utilities 0% 0% 0% 100% 

Wholesale & retail trade; motor vehicles 0% 0% 20% 80% 
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Appendix 3: Data Tables 
Table 3.1: Influence of New Build Sales in Wards Recording Relatively High Sales 

Activity (Figure 12.6) 

Wards 
Sales (2010-19) as proportion of 

dwelling stock in 2011 ↓ 

Proportion of sales involving 

newly built dwellings 

Penrith Carleton 58% 40% 

Appleby (Bongate) 52% 31% 

Eamont 47% 30% 

Penrith North 43% 15% 

Penrith East 41% 19% 

Penrith South 39% 10% 

Lazonby 38% 22% 

Brough 34% 11% 

Kirkby Thore 34% 10% 

Kirkby Stephen 31% 12% 

Penrith West 31% 2% 

Hartside 30% 14% 

Orton with Tebay 29% 2% 

Shap 29% 4% 

Crosby Ravensworth 28% 4% 

Dacre 28% 2% 

Greystoke 28% 2% 

Hesket 28% 9% 

Long Marton 27% 2% 

Warcop 27% 4% 

Alston Moor 25% 0% 

Appleby (Appleby) 25% 0% 

Kirkoswald 25% 6% 

Askham 24% 3% 

Langwathby 24% 1% 

Ullswater 24% 0% 

Morland 22% 1% 

Penrith Pategill 22% 0% 

Ravenstonedale 19% 0% 

Skelton 19% 0% 
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