



REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

TO THE LEAD MEMBER FOR HOUSING 9th August 
TITLE: 
Housing Market Demand and Needs Study 2007 

RECOMMENDATIONS:  

The Lead Member for Housing noted the report on 2nd August, and the final approval will be sought at the next appropriate cycle for joint Lead Member for Housing and Planning.

That Lead Member for Housing approves the adoption and publication of the Strategic Housing Market Assessment Report and Technical Appendix and the Housing Needs Assessment Report and Technical Appendix.

	


EXECUTIVE SUMMARY:

The Housing Market Demand and Needs Study 2007 was commissioned jointly with City of Manchester, and Manchester & Salford Pathfinder. Fordham Research Limited was appointed to carry out the study.  

This study was commissioned to provide the evidence base for a number of key pieces of work including housing strategy, the development of planning documents and planning policy including the preparation and adoption of documents in Local Development Frameworks (LDFs).  It was also commissioned to identify future housing demand, level of affordable housing needed by size and type, demands of particular household groups, and finally to develop a good understanding of housing markets.  

It is a requirement in the objectives set out in the Planning Policy Statement 3 (PPS3) that local authorities and their stakeholders plan for housing in sub-regional housing markets by undertaking this type of study.  

The reports therefore are guided by Planning Policy Statement 3(Housing) (November 2006), and Strategic Housing Market Assessments Guidance (DCLG, March 2007). 

A joint Manchester & Salford Project Steering Group, and a Salford Working Group made up of housing and planning officers was formed to oversee the commission.  

The conclusion of this research has resulted in the production of the following four reports: 

1. Strategic Housing Market Assessment (SHMA) Report and Technical Appendix (at Appendix 2 to this report)

2. Housing Needs Assessment (HNA) Report and Technical Appendix (at Appendix 3)

3. Manchester & Salford Pathfinder Assessment of Housing Need and Demand (MSP) 

4. Salford’s Gypsy, Traveller and Travelling Show People Accommodation Assessment  (GTAA)   

The MSP and GTAA are to be the subjects of separate reports to Lead Members.

The key findings of the study are summerised at Appendix 4, and the main headlines are:   

Current and future housing needs

· A shortfall of one, three and four bed-roomed properties and surpluses of two bed-roomed homes across all tenure types

· The largest shortfall is for one bedroom dwellings followed by four bedroom homes 

· A need for 674 affordable units per annum using the DCLG model.  

Affordable Housing Target 
· An affordable housing target in the range of 30% (5% of which should be intermediate). 
· A lack of need for intermediate housing compared to social rented
· 607 units (89 %) of housing need could be met by Social rented sector
· Only a very small proportion (67 - 11%) can be met by intermediate (priced between a social rent and market entry) 
Overall housing target  

· There is a need/demand for 1,558 dwellings for new housing per annum

BACKGROUND DOCUMENTS: None, other than published information

___________________________________________________________________

ASSESSMENT OF RISK:  High 

The study has produced a robust evidence base to support the development of Salford’s housing strategy for 2007-2010. 

The study has established where to target housing resources, and spending priorities. Failure to consider these would lead to failing to achieve the housing strategy priorities.  

Failure to consider the findings of this study may also constrain the investment for affordable homes in the future and undermine the Council’s ability to attract resources, deliver sustainable neighbourhoods, and provision of housing at the right time, and in the right place. 
______________________________________________________________
SOURCE OF FUNDING: N/A

LEGAL IMPLICATIONS (provided by Richard Lester): No significant legal implications. 

FINANCIAL IMPLICATIONS:  No financial implications 

COMMUNICATION IMPLICATIONS: The findings have been incorporated in the new housing strategy (2007-2010).  The housing strategy has a communication and consultation plan 

VALUE FOR MONEY IMPLICATIONS: The study was commissioned jointly with Manchester City Council, and Manchester and Salford Pathfinder, and was linked to the Private Sector Condition Survey that was commissioned to Fordham.  This resulted in savings in the cost of the commissioning the study.

CLIENT IMPLICATIONS:  Not applicable 

PROPERTY:  Not Applicable

HUMAN RESOURCES:  Not Applicable 

CONTACT OFFICER: Shahla Zandi - Principal Officer- Strategy & Partnerships 

shahla.zandi@salford.gov.uk Tel.  922 8774

WARD(S) TO WHICH REPORT RELATE(S):  All

KEY COUNCIL POLICIES:

Salford Housing Strategy 2007-2010 

Affordable Housing Strategy 2006 

Housing Market Supplementary Guidance 2006 

Supporting People Strategy   2005

DETAILS:

1. Background

1.1 The Housing Market Demand and Needs Study 2007 was commissioned jointly with City of Manchester, and Manchester & Salford Pathfinder. Fordham Research Limited carried out the study.  

1.2 A joint Manchester & Salford Project Steering Group, and a Salford Working Group made up of housing and planning officers was formed to oversee the commission.  

1.3      This study was commissioned to provide the following: 

· The evidence base to support the housing strategy

· The evidence base to support planning documents and planning policy including the preparation and adoption of documents in Local                     Development Frameworks (LDFs).
· Estimate changes in household numbers in order to identify future housing demand 

· Identify level of affordable housing needed by size and type  

· Consider the demands of particular household groups

· Develop a good understanding of housing markets, particularly in terms of their characteristics and the drivers of market change.  

1.4    The study is also required to support the council’s strategic planning in particular the Investment Strategy for Council owned homes, the Housing Market Renewal Pathfinder and the Housing Revenue Account Business Planning process. 

1.5     The Government requires local authorities to undertake a Housing Market Demand and Need Study in order to develop an understanding of housing markets, particularly in terms of housing need and demand.  This requirement is reflected in the objectives set out in the Planning Policy Statement 3 (PPS3) that local authorities and their stakeholders plan for housing in sub-regional housing markets.  

1.6       The reports are guided by Planning Policy Statement 3(Housing)  (November 2006), and Strategic Housing Market Assessments Guidance (DCLG, March 2007). 

2.0 Reports

This study comprises the following reports: 

2.1       Strategic Housing Market Assessment  (SHMA)  

2.1.1   This is the first Strategic Housing Market Assessment for Salford.  It is has been undertaken in accordance with PPS3 as stated earlier.  This report contains the Housing Needs Assessment and also the further requirements of the SHMA. It is intended that this report will inform the wider SHMA that may be developed at AGMA level in future. 

2.1.2 The key features of SHMAs in terms of PPS3’s approach are that the Evidence Base (i.e. the SHMA) is now a fundamental input that shapes policy.   The SHMA report provides a robust evidence base and wealth of data to enable us to formulate policy and plan for housing provision in the city at four submarket areas. The study has provided a wealth of information, data, and evidence base on the following: 

· Current Housing Market, covering house prices, tenure, migration, travel to work, overcrowding, private rented sector, student households, key workers, and financial capacity 

· Current and future housing need 

· The requirements of different household types - Households with support needs, Black, and Minority Ethnic households, Gypsy and Travellers and finally

· Policy implications in respect to housing markets, new housing provision, targets for affordable housing, and overall housing targets 

2.1.3 Another feature of the SHMA is that they involve a wide range of stakeholders. This study has involved extensive consultation with private sector interests, including sales and letting agents and employment agents.  It is also envisaged that, as part of the review of the current Affordable Housing Strategy for Salford, additional stakeholders’ involvement will take place. 

2.1.4    SHMA look at demand over a future period of at least 20 years.  While such assessments last a minimum of 5 years, they will need to be regularly monitored and updated

2.1.5   The study has produced three key outputs required by PPS3 summerised in Table 23.1 in the SHMA report, i.e.: 

· The likely overall proportions of households that require market or affordable housing. (Table 14.4:  1,065 market dwellings and 493 affordable dwellings required per annum according to the balanced housing market) 

· The likely profile of household types requiring market housing e.g. multi-person, including families and children, single persons and couples. (Table 14.3 and 9.2: about half are older households with out children at home.  About a third are younger  (new emerging) households and a fifth younger families with children)   

· The size and type of affordable housing required (table 14.3 and 16.5 only 11% should be intermediate and remainder social rented according to the DCLG model) 
2.1.6 The SHMA has identified 4 sub-markets for Salford.  Please see attached map in Appendix 1. The following is a summary overview of each market:

i) North. Low price and low balance implies little dynamic for change. The market is moderately open, and so there is a fairly good flow into and out of it. The only high figure is for need for extra affordable housing, which is due to the character of the population, and might not be seen as benefiting the overall mix of the community. However there is not a great demand and therefore this sub-market is quite low on growth, saving only the need for affordable housing.

ii) Mid-West. This is by far the highest priced market in Salford, and also one that has a demand for growth. However it is quite a closed market. It has little need for more affordable housing. In terms of overall mix, however, it may well be that policy would be directed towards more affordable housing here. The market could certainly afford to provide it. This sub-market is unique in the Salford/Manchester area in being both high priced and quite closed. It seeks growth, but on its own terms!

iii) South. This sub-market shows a low value for everything except openness. It is quite open, but shows no growth dynamic. It is by some way the least dynamic of the Salford sub-markets. That, of course, ignores the regeneration impulse from public subsidy.

iv) Regional Centre. This shows medium or high values for everything except need. This is a highly positive profile and suggests scope for growth. It is the smallest sub-market in Salford but clearly has potential to grow. In many ways it is a similar, though lower priced version of the Manchester city centre.

2.1.7     Targets for market and affordable new build  

· The Salford SHMA has also estimated the annual requirement for new build affordable housing. It provides justification for a 30% affordable housing target. This is mainly justified by the need in North Salford, but such targets are properly set at city level, and justify affordable housing to meet this need wherever suitable sites become available. 

· The total annual affordable housing requirement is estimated at 674 units made up of social housing (607), and 67 intermediate housing. 

· The equivalent on the market side is estimated at 1,588 per annum. This figure is remarkably close to the Regional Spatial Strategy (RSS) figure of 1,600, and suggests that the Salford market can meet the ambitious RSS target for Salford. 

· The results of this SHMA are intended to become part of the evidence base for policy analysis in Salford.   

· The broad findings are encouraging.  The target for overall housing looks as if it can be met, and the need for affordable housing, while significant, is not as high as in other areas. The draft copy of the SHMA Report and Technical Appendix is attached at Appendix 2. The summary of findings is attached at Appendix 4 and summarised in section 3 below.   
2.2      Housing Needs Assessment (HNA) 

2.2.1 This report focuses merely on the Housing Needs Assessment for the city, and provides the same information covered in SHMA excluding the PPS3 requirements for easy reference. The report provides the level of affordable housing need for the city.

2.2.2 The study has identified a total need for 674 affordable housing units for city of Salford comprising 607 social rented, and 67 intermediate housing.  It has also identified the needs of particular groups.  The draft copy of the HNA Report and Technical Appendix is attached at Appendix 3 The summary of findings is attached at Appendix 4 and summarised in section 3 below.   

2.3      Manchester & Salford Pathfinder Assessment of Housing Need and Demand (MSP)

This report covers the Manchester & Salford Pathfinder area and provides an assessment of Housing Need and Demand.   A separate Lead Member report will provide the key findings of this assessment.  

2.4    Salford’s Gypsy, Traveller and Travelling Show People Accommodation Assessment - The study assesses the current level of accommodation provision for Gypsies and Travellers (including Travelling Show People) in Salford and estimates the extent of accommodation needed over the next five to ten years. This is in the context of the Housing Act 2004 that requires local authorities to include Gypsies and Travellers in their local housing needs assessments.  A separate report will be presented to Lead Members, providing the key findings of this assessment. . 

3.0  Conclusion
The key findings of the study are summarised in the attached document (Appendix 4). The main headlines are:   

3.1
Current and future housing needs

·  A shortfall of one, three and four bed roomed properties and surpluses of two bed roomed homes across all tenure types

· A need for 674 affordable units per annum using the DCLG model.  

· A lack of need for intermediate housing (67 or 11%) compared to social rented (607 or 89%) 
· 89% of affordable housing need could be met by Social rented sector
· Only a very small proportion (11%) can be met by intermediate (priced between a social rent and market entry) 
3.2
Affordable Housing Target 
· The general level of need is not high by national standards, but enough to justify about a 30% target, which in practice would probably yield about 25% of affordable housing. 

3.3      The proportions of social and intermediate housing

3.3.1   The evidence for Salford is that only a small proportion (11%) of the housing need could be met by intermediate housing. As a consequence, and if a 30% target were set overall, it would not be easy to justify more than 5% of that target being for intermediate housing.

3.3.2   On the basis of the evidence, therefore, it is proposed that the target should be split:

· 25% for social rented housing

· 5% for intermediate housing

3.4
Overall housing targets

· The RSS sets the level of overall house building in each district, and the North West has for some time exercised a policy of restraint, except in the major city centres of Liverpool, Salford and Manchester. The current draft RSS target for Salford is 1,600. 

· The analysis indicated a general positive level of demand/need across the City. The overall market demand/need is 1,558, which is remarkably close to the RSS figure of 1,600. 

3.5     Households with support needs

The most commonly sought improvements by support needs groups were:

· Level access shower unit (5,946 households – 24.4% of all support needs households)

· Downstairs WC (4,944 households – 20.3% of all support needs households)

· Low-level shower unit (4,776 households – 19.6% of all support needs households)

3.6       Gypsy and Traveller Accommodation Assessment

The GTAA found a need for: 

· 15 additional pitches for Gypsies and Travellers (estimated to rise to 24 in 2017) and

· 13 additional yards for Travelling Showpeople (rising to 43 in 2017).

	


4.0
Conclusion 

4.1
The material from ECOTEC reviewed at the beginning of the SHMA and HNA reports identified ‘major housing offer problems’ in Salford.  The findings of these reports do not support such a bleak view. The rate of turnover in the Pathfinder area, which was very high at the date of the 2001 Census, has fallen to normal levels across the tenure range. 

4.2
The overall demand for housing, both for sale and affordable, supports the draft RSS target. That represents a quite different conclusion from what previous evidence suggested. It is based on a substantial primary survey of Salford residents, and so the results should be a reliable indication of the present and immediate future situation. 

4.3
All housing markets are capable of rapid change if circumstances themselves change, and so the position requires constant review. However the main message of the study is that the policy driven targets are more realistic than was previously thought and, in the case of Salford, could well be exceeded.

5.0       Reports 

5.1     The full copies of the reports are attached at Appendix 1(SHMA), and Appendix 2 (HNA) including the technical appendices. Summary of findings is attached at Appendix 3. 

6.0
Recommendations:  
6.1      The Lead Member for Housing noted the report on 2nd August, and the final approval will be sought at the next appropriate cycle for joint Lead Member for Housing and Planning.

6.2      That Lead Member for Housing approves the adoption and publication of the SHMA and HNA Reports and their respective Technical Appendices.

Part 1 








