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1
PURPOSE

1.1
To confirm the Strategic Housing Market Assessment (SHMA) for consultation.

1.2
Relevance to the Council’s ambitions and priorities:

· Council Ambitions – The Strategic Housing Market Assessment is a key element of the baseline for the Local Development Framework.  It will help in the delivery of affordable housing and protecting and enhancing the quality of the environment.

· Community Objectives – As a tool for informing spatial policy, it will provide a basis with which to identify how a range of issues relating to the objectives of a sustainable economy, thriving market towns and housing will be addressed through the planning system.

· Corporate Priorities - The SHMA will provide a tool to inform future policy and will aid performance and consistency.

· Other Considerations – The Council has a duty to prepare spatial policy that has been built on a robust and credible evidence base of which the SHMA is an integral part.

2
INFORMATION
2.1
The new approach to development plans introduced by the Planning and Compulsory Purchase Act 2004 requires the Council to develop a new suite of documents known as the Local Development Framework (LDF) that will replace the adopted Districtwide Local Plan.  The policies within the LDF must be informed by a strong, robust baseline.  Therefore, the department of Communities and Local Government (CLG) sets out guidance for a range of baseline documents that should be produced to ensure that the LDF is sound.  One of these documents is the Strategic Housing Market Assessment (SHMA).  The most recent guidance, published in August 2007 dictates the structure and content of the SHMA and states that if the methodology set out in this guidance is followed and the core outputs included within this are met, then the document will be deemed sound and not required to undergo an independent examination.  Ribble Valley’s SHMA has followed this guidance closely to ensure that an examination at this stage is not required.  A draft SHMA was produced by Ribble Valley Borough Council and then Ecotec consultants appointed to complete the work for the final version.  As part of the methodology the study would be subject to consultation.  
2.2 The SHMA considers a large volume of data and information and through analysis, assesses housing need and demand in the Borough that will inform future Local Development Documents (LDDs) of the LDF such as the Core Strategy.  A copy of the assessment is enclosed for Members of the committee.  Reference copies are available at planning reception.  The document is also available on the Council’s intranet site.   Members are asked to note that in order to allow the distribution of the draft at the earliest opportunity it has not been possible to finalise numbering between the consultants working drafts.  The key findings of the report are as follows.

2.3 The SHMA established that Ribble Valley is a housing Market in its own right and therefore the SHMA was undertaken using the Ribble Valley Borough administrative boundary unlike some other authorities who have carried this out jointly with neighbouring authorities.  

2.4 In some cases, the SHMA doesn’t provide new information but pulls together information and knowledge that already existed into one document.  The key being that whilst some of this information was known, we now have a definitive document as evidence to demonstrate the position.  So for example, the report highlighted that there is a strong demand for housing in the borough with a plethora of large, detached properties.  As a result of this and the high numbers of older people resident in the borough (which predictions in the SHMA show is set to rise dramatically over the next 20 years) there are high levels of under-occupation.  

2.5 Another issue relates to the small rates of social housing stock and affordability levels in the borough and the associated high percentages of people in the borough who are unable to afford housing.  The area where affordability is the biggest issue is in Bowland, Newton and Slaidburn where the SHMA report highlighted that 94% of the population are unable to afford a property based on the most up to date salary data.  The St Mary’s ward sees the highest levels of affordability but even here 40% are unable to purchase a property.  This is an issue that needs to be addressed across the borough.  

2.6 In terms of calculating the outstanding need for affordable or social rented housing, the SHMA found that there is need for an additional 264 units per year across the borough.  This does not mean the Council has to ensure 264 new units are built, but it shows the scale of the gap between need and identified supply.  This however it not designed to be a binding target for the provision of affordable/ rented housing as this scale of development would be extremely challenging and exceed the Regional Spatial Strategy draft figure of 161 per year.  What this does highlight however is that there is a strong demand for affordable housing in the borough.  The report also highlights that discounted market housing and low cost home ownership as well as rental can play an important role in addressing affordability in the Ribble Valley.  More information is given on this and how the calculations have been made in Section C of the SHMA.  

2.7 In undertaking the SHMA, the consultants (Ecotec) who have worked with RVBC have formulated conclusions and recommendations.  These are as follows:

· Increase the overall supply to meet the growing population

· Limit further in-migration

· Meet the need and aspirations of older people

· Provide more social rented homes

· Provide housing options of key service workers

· Preserve what we have

· Promote sustainable commuting

2.8 The findings of the SHMA support the decision that was taken at Planning and Development Committee in September 2007 that as of the 1st September 2008, on residential schemes over 15 dwellings on a site, the majority of the site should be for affordable housing.  The threshold of 15 dwellings is consistent with PPS3 and was the most appropriate position to adopt in the absence of local evidence.  The SHMA however now provides this local evidence backing this need for the majority of the site (51%) to be affordable.  Further work will be undertaken over the coming months to examine if there is a need to reduce the 15-dwelling threshold as a result of the SHMA evidence to ensure that the provision for affordable housing is maximised.  

2.9 The recommendations throughout the study also take into account what the market may provide such as potential reductions in prices, access to housing finance and developer responses to the market.  The SHMA will be used to inform policies within the LDF.  To ensure that the SHMA remains robust and detailed, where necessary parts of the SHMA will be updated annually.    
2.10 In terms of the next steps for the study, CLG require that the SHMA be consulted upon with key stakeholders and other interested parties.  A four-week consultation will therefore take place starting as soon as possible.  The SHMA will be available to view on the Ribble Valley website during the consultation and will also be made available at the Council Offices during working hours.  

3
RISK ASSESSMENT

3.1
The approval of this report may have the following implications:

· Resources – No immediate implications as a result of this report.

· Technical, Environmental and Legal – The SHMA is a statutory requirement of the LDF baseline.  It will inform future policy development.

· Political – No direct political implications.

· Reputation – The Council’s desire on how to proceed may affect its reputation, as it would not meet the requirements of legislation.

4
RECOMMENDED THAT COMMITTEE

4.1
Agree the SHMA for publication and to undertake consultation as appropriate.  In consultation with the Chairman to review the consultation responses and where it is agreed that the responses raise no issues of concern, to adopt the SHMA as part of the evidence base. 

Director of Development Services
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2 Planning Policy Statement 3: (PPS3) – CLG November 2007.

For further information please ask for Diane Cafferty, extension 4551.
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