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REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR HOUSING

ON 18th January 2007
______________________________________________________________

TITLE:   The Northern Way - Quality of Place: The North’s Residential Offer

______________________________________________________________

RECOMMENDATIONS:  That Lead Member:

· notes the contents of this report 
______________________________________________________________

1.0 EXECUTIVE SUMMARY:

Earlier this year the Northern Way commissioned consultants Llewelyn Davies Yeang to investigate how the quality of the North's homes relates to economic performance.  The main purpose of this commission was to research into the quality of the residential offer – the overall range, quality and cost of homes - to find out how a better residential offer can be created in the north for the future. 

The conclusions of the studies launched on 14th November by The Northern Way are that “Better homes and spaces urgently needed to support the North's economic growth”.  The main findings of the studies are:

· that the residential offer in a city region is an important attribute to overall place quality and particularly influences the groups of people who are crucial to accelerating economic growth, including recent graduates, knowledge economy workers and growing families. 

· that the residential offer in some city regions is now becoming a constraint on their economic growth. The most attractive places to live within city regions are costing more, leaving some house hunters unable to find the home they want, and conversely there is untapped potential in what are currently less popular parts of city regions.

______________________________________________________________

BACKGROUND DOCUMENTS:

“Moving Forward:  the Northern Way”, The Northern Way Steering Group, September 2004 

Quality of Place:  The North's Residential offer Phase I Report March 2006 
Quality of Place:  The North's Residential offer Phase II Report August 2006 

The Northern Way - Sustainable Communities Team: Quality of Place:  The North’s Residential Offer Phase IIa Report Llewelyn Davies Yeang 

The North's Residential Offer:  Policy and Investment Review Phase I Report November 2006 

______________________________________________________________

ASSESSMENT OF RISK: Low

______________________________________________________________

SOURCE OF FUNDING: N/A

______________________________________________________________

LEGAL IMPLICATIONS:  None 

______________________________________________________________

FINANCIAL IMPLICATIONS: None  


COMMUNICATION IMPLICATIONS:  None 


VALUE FOR MONEY IMPLICATIONS:  None  


CLIENT IMPLICATIONS:  None 


PROPERTY:  None 

______________________________________________________________

HUMAN RESOURCES:  None 

CONTACT OFFICER:  Shahla Zandi – Principal Officer - Strategy & Partnerships Team – Civic Centre Tel. 0161- 9228774.  Shahla.Zandi@Salford.gov.uk 

______________________________________________________________

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

______________________________________________________________

KEY COUNCIL POLICIES:  Housing Strategy, Affordable Housing Strategy, Housing Market  SPD,  and UDP 

_____________________________________________________________

DETAILS:

1.0     Introduction 
1.1    The Northern Way Growth Strategy was published in September 2004 and identified ten thematic investment priorities, one of which was ‘creating truly sustainable communities’ with eight city regions identified as having the   greatest potential for economic growth and thus where interventions should be concentrated.

1.2
Earlier this year the Northern Way Sustainable Communities Team commissioned international architecture, planning and design consultants Llewelyn Davies Yeang to investigate how the quality of the North's homes relates to economic performance.  The main purpose of this commission was to research into defining residential offer, and the quality of the residential offer – the overall range, quality and cost of homes- to find out how a better residential offer can be created in the north for the future. 

1.3
The study found that residential offer - the overall range, quality and cost of homes - in a city region is an important attribute to overall place quality and matters particularly to groups of people who are crucial to accelerating economic growth, including recent graduates, knowledge economy workers and growing families. 

1.4     The second phase of this work has shown that the residential offer in some city regions is now becoming a constraint on their economic growth. The most attractive places to live within city regions are costing more, leaving some house hunters unable to find the home they want, and conversely there is untapped potential in what are currently less popular parts of city regions. We need to deliver better homes and spaces in parts of the North's city regions that are less popular but which have real potential for change. 

1.5    Arup Consultants analysis demonstrates that current policy will not make a significant positive impact on residential offer in city regions because it is not aimed at place making. Planning is more concerned with predicting how many new homes might need to be built rather than proactively identifying and delivering future places of choice. 
1.6 Arup Consultants also highlight the need for a new, more sophisticated policy  approach to identify and bring forward the next generation of residential locations of choice. Arup makes 16 recommendations, the first of which is to initiate debate on the policy implications of recognising residential offer as an important city region asset, the potential of which is currently untapped.

2        Residential Offer and the region

2.1    Summary 

If we look at the three elements of the residential offer in more detail - range, quality and cost of homes then the city Region is characterised with a strong nucleus in central Manchester, but with very sharp variations in housing market structure and performance, especially between north and south parts of the conurbation.

2.2    Range

Inevitably, given the scale (1.3 million homes) the city region’s housing stock and markets offer a very wide range of types and locations. What is more relevant, perhaps, is the range and availability within particular areas or sub-markets. This inevitably reflects their economic and housing history.

The conurbation core of Manchester/Salford still retains the legacy of its 19th century role as one of the “workshops of the world”, in the scale and condition of the terraced stock. But it also contains a complex mix of more successful neighbourhoods and areas, some - though by no means all - shading into the high-demand southern side of the city region.

The housing stock is on average still more urban, Victorian and terraced than the national pattern. 31% of the city region’s dwellings are terraces, compared with 26% in England as a whole. Semis vary much less, and detached houses are somewhat below the England average (14%) at 11.5 %.  Therefore, although older terraced housing is more prevalent, and often more problematic, we are not dealing with a city region where this stock-type is dramatically more dominant than nationally: the issues are more of local concentration, and of co-location with disadvantage. 

2.3   Quality

Reported physical quality follows the general pattern that would be expected given the concentration of the older more problematic stock: with the addition of the distribution of social housing needing investment to meet modern standards. Local Authority dwellings below the “Decent Homes” standard average 35.6%of the councils’ holdings across the city region, but are a notably higher percentage in Salford (65.5%), Manchester (58.9%) and Trafford (57.1%) – thus again concentrated in the core districts. 

2.4  Value for Money
House prices in the city region are, on average, low by national comparison, though this masks very great variation –principally between north conurbation and south conurbation. The 4th Quarter 2005 average price was £148,772: with Macclesfield (to the south) house sales averaging £242,000 whilst Oldham’s and Rochdale’s (north) averaged £113,000. The annual price change to 2005 varied wildly too: Manchester’s and Oldham’s average prices rose by over 20%, whilst Congleton’s and Warrington’s fell by 3 - 5%.

Affordability is undoubtedly an issue in parts of the city region. JRF have compared average annual household earnings with average house prices at district level: the Manchester city region ratio is a multiple of 3.06, but for the south conurbation districts of Macclesfield, Trafford and High Peak it is a multiple of 4 or over, and for city of Manchester 3.73. The most favorable ratio is in the outer west to north arc from Wigan through Bolton to Bury: a multiple of around 2.9.

2.5 Residential Offer as a constraint?

Residential Offer at the level of the whole city region is perhaps not a constraint if understood in isolation from wider Quality of Place factors. However, there is a clear distinction to be made between north and south Manchester, and for that matter North Cheshire, in the context of the city region. To the south of the city region there is an emerging affordability issue. This potentially impacts on our key economic groupings more as the areas to the south represent an area of likely areas of choice, especially for those moving into the city region.

In terms of supporting competitiveness this raises two issues. The first is addressing affordability in current areas of choice (largely to the south of the city region), while the second requiring a wider place-making intervention is about increasing the number of areas of choice, especially in those areas which would not currently be considered. 

Residential Offer on its own may serve to act as a constraint in the future if sufficient locations and range of Residential Offer is not offered in areas of choice i.e. BBC relocation. 

3.0    Future Considerations

This research has been as much about exploring new areas and developing new ways of thinking about the relationship between Residential Offer, in the context of Quality of Place, and Economic Competitiveness. It represents a challenge to us as policy makers to expand the array of considerations that should be factored into future housing and planning policy decisions and calls for a wider understanding of the potential contribution that Residential Offer has to make in supporting the competitive position of city regions in particular.

4.0 Recommendations: 

It is recommended that the Lead Member: 

· notes the contents of the report 
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