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30th JUNE 2005


TITLE:  Local Housing Market Assessments and Neighbourhood Planning

RECOMMENDATIONS:


1. That the Lead Member for Housing notes the contents of this report and recognises the importance of the Council’s requirement by Government to produce Housing Market Assessments to provide the robust evidence base needed to implement an effective neighbourhood planning system.

2. That Lead Member authorise the production of Housing Market Assessments in the structure outlined in the report subject to the availability of the necessary resources.

EXECUTIVE SUMMARY:


The report attempts to clarify our understanding of what the Housing Strategy Team are currently producing in the way of Housing Market Assessments and how this market understanding is being used to shape neighbourhood plans in the city.

In order to maintain the Housing Strategy Fit for Purpose rating and achieve an excellent service rating under the Comprehensive Performance Assessment the council are required to produce and maintain Housing Market Assessments across the city.  The council are then required to evidence the use of these in both writing the new Housing Strategy and guiding investment across the city.

It is also shown that the production of Housing Market Assessments will help evidence new Planning policy, support the production of the Affordable Housing Strategy and the Private Sector Housing Renewal Strategy, be used to help the declaration of Neighbourhood Renewal Assessments as well as being the key tool in taking forward and shaping neighbourhood plans across the city.

The report suggests that the Housing and Planning Directorate, led by the Housing Strategy team need to produce Housing Market Assessments at both a sub regional/city and neighbourhood level.  The current citywide assessment and Housing Needs study produced by the Housing Strategy team appear adequate and reflect current government guidance.  However, the council needs to be mindful of emerging guidance and new emphasis on the need for new documents to be able to evidence formal planning policies.

The Housing and Planning Directorate, led by the Housing Strategy team are also required to produce assessments at a neighbourhood level.  However, it is clear that different approaches to producing assessments are necessary to reflect the different neighbourhood structures in operation, particularly the contrast between Central Salford and the west of the city.   

In the west of the city it will be necessary for the Housing Strategy team to produce 5 Housing Market Assessments that reflect current Community Committee boundaries.  This will assist the team in both the collation of the evidence base and in accessing established consultation structures.  It will not detract from the team investigating housing markets that operate across ward boundaries.  

In Central Salford the current fragmented approach needs to be consolidated.  The Housing Strategy team with appropriate support from planning, Housing Market Renewal (HMR) delivery teams and other colleagues involved in the neighbourhood planning process will produce 8 Housing Market Assessments that reflect the HMR neighbourhoods and support the already comprehensive neighbourhood activity that is underway as part of the this initiative.

In order to improve our understanding of the sub markets and typologies that operate in the housing market in Salford it will be necessary to build on the structure of the current reports and develop a new classification system that initially reflects the emerging findings of the RFI study into neighbourhood functions and typologies.

The completion of the HMA across the city will then enable the council to work with communities more effectively when shaping their future through the production of neighbourhood plans.

BACKGROUND DOCUMENTS: (Available for public inspection)

Housing Market Assessment Manual

February 2004 ODPM/DTZ Pieda

Local Housing Needs Assessment: a guide to good practice

ODPM Housing Research Summary No.117. Original Guidance produced by Heriot-Watt University 2001.
ASSESSMENT OF RISK:



Medium – Failure to deliver robust Housing Market Assessments will effect the Fit for Purpose status of the council’s Housing Strategy and will impact on the councils CPA rating relating to the Housing Strategy & Enabling Key lines of enquiry.

THE SOURCE OF FUNDING IS:  The level of resources required to produce the Housing Market Assessments as detailed in the report is yet to be identified

LEGAL ADVICE OBTAINED:  No

FINANCIAL ADVICE OBTAINED:
In progress

CONTACT OFFICERS:


John Rooney

Tel: 0161 922 8712 



email: john.rooney@salford.gov.uk

Dylan Vince
Tel: 0161 922 8714



email: dylan.vince@salford.gov.uk

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


KEY COUNCIL POLICIES:
  Housing, Neighbourhood Renewal & Regeneration

________________________________________________________________
DETAILS:

1.0 Background

This paper attempts to clarify our understanding of what the Housing Strategy Team are currently producing in the way of Housing Market Assessments (HMA) and how this market understanding is being used to shape neighbourhood plans in the city.

1.1   Why produce Housing Market Assessments in Salford?

The Government Office for the North West has passed Salford’s housing strategy as ‘fit for purpose,’ making Salford one of only a minority of north west local authorities to have so far achieved this rating. As part of maintaining a ‘fit for purpose’ rating the government require the City Council to produce and maintain HMAs both at a citywide and neighbourhood level.  

Equally the Audit commission monitor the performance of the City Council through its Comprehensive Performance Assessment (CPA) and the use of Key lines of enquiry (KLOE).  These represent sets of questions and statements around either service-specific or judgement-specific issues. Descriptors of excellent and fair services have also been provided and these set out what we expect of services that are delivered to such standards.  In order to satisfy the Housing Strategy & Enabling KLOE and to become an excellent service we have to produce and maintain HMAs and evidence the use of these documents in shaping Housing Strategy and guiding investment.  

Local HMA’s should also be used as the evidence base in shaping neighbourhood planning in the city.  They can be used to guide investment at both citywide and neighbourhood level and help target action to the most appropriate areas of the city.  The documents can also be used to help shape and understand plans and proposals put forward in Housing Market Renewal (HMR) neighbourhoods through our work with Developer Partners, declaration of Neighbourhood Renewal Areas, etc.  Through neighbourhood planning the documents can also be seen to support the neighbourhood management functions of the city and help shape Community Committee Action Plans and local neighbourhood priorities.

The documents will also help provide the evidence base for the Councils future Private Sector Housing Renewal Policy and emerging toolkit for new interventions in supporting home ownership, etc. and support the production of the Council’s emerging Affordable Housing Strategy.

Equally new government guidance on the production of Neighbourhood Renewal Assessments leading to the declaration of Neighbourhood Renewal Areas now requires that any report / assessment will give direct reference to local HMAs.

Recent guidance issued by the ODPM outlines the need to carry out robust Housing Market Assessments in order to provide a consistent evidence base for planning policies / documents prepared under the new Local Development Framework.  The requirement for LA’s to produce a Local Housing Assessment was included in the recent ODPM consultation paper on PPG3 planning for mixed communities.  Without this evidence base the creation of mixed communities and the inclusion of affordable housing in new developments is unlikely to be implemented through the use of planning policy.  At the local level the evidence base will support housing policies that will need formal planning support.  The documents will include the new Housing Markets Supplementary Planning Document, Core Strategy Development Plan Document and other formal Planning documents produced under the Local Development Framework.

1.2   The Current way of working.

Fig 1 The current system of producing Housing Market Assessments










The three HMAs above have helped shape the current Housing Strategy 2004/6 and draft Unitary Development Plan 2005 (UDP).  However, there is the need to build on this system and update our findings particularly in the light of new guidance issued by ODPM through the new Planning Framework and due to emerging R.F.I. work commissioned by the Pathfinder.  There is also the need to increase the use of these assessments when planning investment in the city.

1.3   The Housing Market Demand Study

The Housing Market Demand study was produced in 2003 and is currently the only document that calculates Housing Need in Salford.  Although the document was produced under ODPM guidance on Housing Needs Assessments the document has often been criticised as it is limited in it’s validity in terms of its ability to provide the robust evidence base needed to support Planning policies.   The document is now becoming out of date due to recent significant changes in the housing market in Salford.  A new survey is due to be commissioned for completion in 2006 subject to the issue of the new government guidance on the methodology of carrying out Housing Needs Assessments / HMAs.

1.4   Understanding Change and Local Housing Market Reports

The current citywide HMA, Understanding Change provides a comprehensive collection of housing market statistics and key characteristics that provide a point in time citywide view of the housing market.  The document has been produced twice and was last updated in 2004.

It was intended that neighbourhood HMAs are produced to underpin this document and further develop this analysis.  So far a similar document to Understanding Change has been produced at a local level in three areas in the west of the city.  Local housing market reports have been or are being produced for Swinton, Eccles, and Little Hulton Community Committee Areas (CCA). They are based on the Understanding Change document format.  

Appendix 1 details the chapter formation and information included in these local reports.  At present the documents do not develop a view on housing market functions, typologies or sub markets to any depth.  

Both documents have been produced in line with current O.D.P.M. guidance contained within the Housing Market Assessment Manual Feb 2004.  The diagram below best summarises the approach that has been taken.

Figure 2  The HMA Process
  

HMA Manual Feb 2004 O.D.P.M. / DTZ Pieda Consulting
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1.5   Central Salford & Research Foresight & Intelligence.

To date the Housing Strategy team have only produced Local Housing Market reports in the West of the city as there is a wealth of activity in Central Salford that relates to the understanding of the housing market and neighbourhood planning.  

In particular it was felt that the Research, Foresight and Intelligence project (RFI) would produce a sub regional HMA of sorts but that we are uncertain to the format of this document and the neighbourhood level it will be filter down to.  Any new assessments will also need to reflect anything produced by the new Urban Regeneration Company and Central Salford Strategic document that they are producing.

Of equal importance will be work produced by the Housing Market Renewal (HMR) teams and its development partners.   Here concentrated activity is producing an assorted range of neighbourhood plans that produce an understanding of the local housing market at a specific neighbourhood level.  These often vary in content from Masterplanning work carried out by our development partners and consultants, e.g. Countryside Properties in Lower Broughton, to smaller Neighbourhood Renewal Assessments carried out by the HMR team direct.    It is important that the Housing Strategy Team influence this work to ensure that information produced is fed into the wider HMA process and that a strategic overview is fed into the production of these Neighbourhood Plans.

1.6   Early Warning System / SABRE / Tracking Neighbourhood Change

The council also monitors Housing Markets through the use of the Early Warning System (EWS) and annual statistics produced in the Salford Annual Baseline Report (SABRE).  The EWS monitors key indicators for decline, and flags them up for investigation by Neighbourhood Managers.  The SABRE report collates statistics on an annual basis but has the ability to be updated more regularly and although produced citywide it can be drilled down to ward level.  This database of information forms a major part of the statistical evidence base used in the current production of HMAs.

Whatever new system is developed this must initially look at utilising this information, identifying any gaps in the data and building a new system in partnership with the Planning information Group.  

There is also the advantage that the majority of this information can be manipulated to a neighbourhood level and used to support the fragmented neighbourhood planning activity in Central Salford.

1.7   Tracking Neighbourhood Change

Tracking Neighbourhood Change (TNC) is a package being developed with Manchester City Council that monitors key statistics at a neighbourhood level.  Information is presented spatially using the GIS software.  The system was initially designed to look at monitoring HMR interventions, outputs, etc. on a spatial basis. It is likely to be adopted on a citywide level but is currently being developed for the pathfinder / Central Salford A.D.F. area.

2.0   Suggested changes to the current HMA system:

There appears to be two gaps in the current system of producing HMAs.  Firstly the citywide housing market assessment needs updating in a new format to reflect emerging government guidance and the need to bring about an evidence base that can support planning policy.

Secondly this higher level sub regional work, in the context of RFI, etc, needs to be brought down in a consistent manner to the neighbourhood level and we need to evidence the use of these documents in the production of neighbourhood plans and guiding investment.

2.1    The citywide / sub regional approach: Local Housing Assessment

The ODPM have suggested they will soon issue new guidance on the production of housing assessments.  The draft guidance is to be brought out to support PPG3 ''Planning for mixed communities paper'' and the Sustainable Communities Plan and its approach to local and regional housing and planning policy.  

The new guidance is likely to build on and consolidate good practice that Salford currently adopts from previous government guidance on Housing Need and Housing Market Assessments.  

Although we are still awaiting the detail of new guidance it would be prudent to suggest that we wait for this clear guidance before updating the citywide HMAs.  It is evident that we will need to be working to produce this document to support the production of the new planning documents as well as maintaining the fit for purpose nature of the Housing strategy and meeting the KLOE’s outlined earlier.  Equally this document will form the new evidence base for the creation of the next Housing Strategy.

2.2   Neighbourhood housing market assessments: West Salford

In West Salford it is still sensible to adopt an approach that looks at the housing market at Community Committee level.  This is both how information is recorded and how we are best able to consult with stakeholders.  However as part of the assessment we will need to identify if sub markets operate in an area.  An example was given about the distance residents would travel to local shops and services.  How far does the influence of a particular market spread, when does it stop being accessible? In an Eccles example there may be a town centre market that we need to identify and understand.  

There are other examples of possible housing markets that operate in an area including, older persons markets, BME markets, student markets, failing markets, rising markets, etc.  It is essential that neighbourhood HMAs identify these and build upon them.  

The local housing market reports in their current format start this process.  Qualitative data is being gathered through the stakeholder and consultation process that has already been established in three parts of the city.

The process needs to move on and part of this is to develop our understanding of the functions of housing markets in order to feed back into the Housing Strategy in a more constructive way.  It is recommended that in order to build on the current approach and produce assessments that analyse the housing market and how it operates in an area and introduce a system that identifies functions and typologies of neighbourhoods.

2.3   Neighbourhood housing market assessments: Central Salford.  

The current fragmented approach needs to be consolidated.   The Housing Strategy team with appropriate support from planning, Housing Market Renewal (HMR) delivery teams and other colleagues involved in the neighbourhood planning process will produce 8 Housing Market Assessments that reflect the HMR neighbourhoods and support the already comprehensive neighbourhood activity that is underway as part of the this initiative.

The Housing Strategy and the HMR teams need to work alongside partners as part of a larger ‘virtual stakeholder’ team in each of the neighbourhoods.  This will improve our knowledge of local housing markets and help produce documents that can be used to:

· Guide HMR investment and the ADP

· Assess neighbourhood housing issues and help target intervention

· Assess the need for affordable housing in each neighbourhood

· Support local Area Action Plans / other neighbourhood planning documents

· Shape local housing strategy 

· Influence the design, type and mix of new housing developments

It is essential that the Housing Strategy team produce neighbourhood level HMAs to support the structure below and guide investment and interventions at a neighbourhood level.  The team are currently collating statistics that will underpin these documents but a format for the documents and a process for consulting on the documents still needs to be agreed and in particular be shaped by the emerging findings of the RFI project.  

HMR officers developing individual neighbourhood plans in central Salford should include Housing Strategy officers where appropriate as part of the ‘virtual teams’ they are establishing that take forward these neighbourhood plans.  In particular the team needs to help provide the evidence base and analysis that helps shape the individual plans.

The diagram overleaf details how partnerships should operate to produce effective market understanding and neighbourhood plans in central Salford:

Fig 4 Neighbourhood level Structure















3.0      Housing Market Functions & Typologies.

It is felt that the current format of the local housing market reports is too bulky and contains too much information.  They are not seen as ‘user friendly’, particularly for a non-housing expert.  The documents needed to be further developed to get more use out of the key findings.  

This is reflected when we looked at the ODPM HMA Manual for guidance as it appeared that we are weak in relation to Step 5 ‘Understanding the functions of a housing market’.

In order to build on the current system and the emerging findings of RFI it is suggested that a system is developed that analyses the evidence base in order to identify sub markets and bring forward typologies and functions of housing markets at a local level.  Other LAs have developed systems such as the Leeds NOMAD system and the Liverpool LAMP work.  It was felt that both these systems were limited and that the Salford evidence base in particular was much more extensive and could be developed into a far better tool.

It is intended to adopt a model that incorporates the best elements of both the EWS and Tracking Neighbourhood Change model.   RFI have also started to identify sub markets in the Pathfinder area.  Both these systems will influence our thinking in terms of how we will categorise housing market functions and typologies and ensure that they utilise statistics in assessing these that are accessible using the EWS / SABRE / Tracking Neighbourhood Change systems.

It is suggested that we trial a classification system in the west of the city as a test case as well as one in a Central Salford neighbourhood.  

4.0   Neighbourhood Planning Consultation and the Statement of Community Involvement.

The following is a definition of neighbourhood planning: 

‘’Understanding local housing markets and how neighbourhoods operate to ensure we when we work with communities they have an effective voice in shaping their neighbourhoods future.‘

The emphasis in a successful neighbourhood planning system is in understanding neighbourhoods and how local housing markets operate and giving the community a voice to shape their neighbourhood.

The current neighbourhood plans are produced through comprehensive stakeholder involvement by, in the west of the city through a stakeholder group, or in Central Salford by the virtual neighbourhood teams developed by the HMR officers.  In general the teams would include the following members:

	· Neighbourhood Manager
	· Estate Agents

	· Local councillors
	· RSLs

	· Planning & Development
	· Economic Development

	· Private Landlords
	· Community Housing

	· New Prospect Housing
	· Salford Link

	· Local residents and community representatives
	· Developer partners / consultants

	· Housing Option teams
	· 


Public consultation is carried out in line with the principles and key quality standards established by Partners IN Salford who recognise the importance and value of community involvement in decision making.  The Consultation Quality Standards established will be applied to all consultation events, neighbourhood planning exercises, etc. that are to be carried out by the team and partner organisations, where there is any activity or change that will have a significant impact on local communities

It is also intended to ensure that all future neighbourhood planning consultation carried out is consistent with the Statement of Community Involvement that is currently being produced by Planning team under the requirements of the Local Development Framework.  This will ensure that all consultation carried out can be used as evidence in the development of local Area Action Plans, Supplementary Development Plans, and other formal planning documents.

5.0 The importance of the Affordable Housing Strategy and the Private Sector Housing  Strategy

A key component of neighbourhood plans should be their ability to understand the need for affordable housing in a neighbourhood and the ability to influence the future housing supply in an area to create balanced housing markets, particularly by influencing the level of affordable housing in a neighbourhood.  The 2 key guiding documents in this process will be the Affordable Housing Strategy and the Private Sector Housing Renewal Strategy currently being produced by the council.  Both documents will also use the assessments as part of their evidence base.

6.0 Conclusions

In order to maintain the Housing Strategy Fit for Purpose rating and achieve an excellent service CPA rating the council are required to produce and maintain Housing Market Assessments across the city.  The council are then required to evidence the use of these in both writing the new Housing Strategy and guiding investment across the city.

It is also shown that the production of HMAs will help evidence new Planning policy, support the production of the Affordable Housing Strategy and the Private Sector Housing Strategy, be used to help the declaration of Neighbourhood Renewal Assessments as well as being the key tool in taking forward and shaping neighbourhood plans across the city.

The report suggests that the Housing and Planning Directorate, led by the Housing Strategy team need to produce Housing Market Assessments at both a sub regional/city and neighbourhood level.  The current citywide assessment and Housing Needs study produced by the Housing Strategy team appear adequate and reflect current government guidance.  However, the council needs to be mindful of emerging guidance and new emphasis on the need for new documents to be able to evidence formal planning policies.

The Housing and Planning Directorate, led by the Housing Strategy team are also required to produce assessments at a neighbourhood level.  However, it is clear that different approaches to producing assessments are necessary to reflect the different neighbourhood structures in operation, particularly the contrast between Central Salford and the west of the city.   

In the west of the city it will be necessary for the Housing Strategy team to produce 5 Housing Market Assessments that reflect current Community Committee boundaries.  This will assist the team in both the collation of the evidence base and in accessing established consultation structures.  It will not detract from the team investigating housing markets that operate across ward boundaries.  

In Central Salford the current fragmented approach needs to be consolidated.  The Housing Strategy team with appropriate support from planning, Housing Market Renewal (HMR) delivery teams and other colleagues involved in the neighbourhood planning process will produce 8 Housing Market Assessments that reflect the HMR neighbourhoods and support the already comprehensive neighbourhood activity that is underway as part of the this initiative.

In order to improve our understanding of the sub markets and typologies that operate in the housing market in Salford it will be necessary to build on the structure of the current reports and develop a new classification system that initially reflects the emerging findings of the RFI study into neighbourhood functions and typologies.

The completion of the HMA across the city will then enable the council to work with communities more effectively when shaping their future through the production of neighbourhood plans.

7.0 Recommendations

That the Lead Member for Housing notes the contents of this report and recognises the importance of the Council’s requirement by Government to produce Housing Market Assessments to provide the robust evidence base needed to implement an effective neighbourhood planning system.

That Lead Member authorise the production of Housing Market Assessments in the structure outlined in the report subject to the availability of the necessary resources.
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