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1
PURPOSE

1.1
To inform Committee of a recent report commissioned by Elevate undertaken by Nevin Leather Associates.

1.2
Relevance to the Council’s ambitions and priorities:

· Council Ambitions – To meet the identified housing needs in the borough.

· Community Objectives – Housing.

· Corporate Priorities – Housing.

· Other Considerations – None.

2
BACKGROUND

2.1
The report commissioned by Elevate summaries the findings of the Local Strategic  Housing Market Assessments and the Regional Housing Market Assessments published in 2008.  The document specifically looks at the assessment for affordable housing and highlights the inconsistency between the local Strategic Housing Market Assessments and the regional Strategic Housing Market Assessments.  The report is of particular reference as the local Strategic Housing Market Assessments is used as evidence within the Affordable Housing Memorandum of Understanding.

3
ISSUES

3.1
The report documents that Ribble Valley have by far the highest level of projected population growth at 27.7% between 2006 and 2031 and this growth is due to migration from other parts of Britain rather from abroad.  The area is popular with families and couples which is reflected in the older age population for the locality.  
Deprivation in the area is low and earnings are high.  The area benefits from being adjacent to centres of employment in Preston and Pennine Lancs.

3.2
For Ribble Valley the Local Housing Market Assessment is rightly clear that the key issue for the area is the provision of more affordable housing for local people on relatively low incomes who at present are being outbid by migrants from other areas including the rest of Pennine Lancs.

3.3
The Ribble Valley housing market area contains the smallest social rented stock in the northwest and historically the waiting list has been relatively high.  Prices between 2002 and 2007 have further exacerbated and already serious situation.  Ribble Valley recognises that the success of regeneration in the rest of Pennine Lancs will have a major impact on its success in achieving these objectives.  It is also suggested that to meet affordable needs there should be an emphasis on social rented provision or other forms of protected affordable housing to avoid the loss of new supply into the general housing market.

3.4
The ageing population in Ribble Valley is also recognised as a key issue with major implications for service and support needs.

4
AFFORDABLE HOUSING REQUIREMENTS

4.1
The table below summarises the findings extracted from the local housing market assessments relating to estimated affordable housing requirements.  They are of key policy significance for both housing and planning.  The table also compares these estimates with the findings of the assessments and affordable requirements carried out for 4NW.  

	
	4NW estimate
	Rank
	LA estimate
	Rank

	Net affordable housing requirement
	Number
	Per 100 households
	
	Number 
	Per 100 households
	

	Blackburn with Darwen
	462
	0.83
	3
	426
	0.77
	6

	Burnley 
	-198
	-0.53
	6
	664
	1.79
	3

	Hyndburn 
	276
	0.81
	4
	665
	1.96
	2

	Pendle
	122
	0.33
	5
	858
	2.89
	1

	Ribble Valley 
	515
	2.11
	1
	264
	1.08
	5

	Rossendale
	274
	0.97
	2
	327
	1.16
	4


4.2
There is no consistency between the two sets of estimates.  The 4NW estimates were prepared using an affordability model based on secondary data which was consistent across all boroughs, as the Local Authority estimates were prepared from local housing needs studies.  One way of checking the feasibility of these assessments is to express them in terms of need per 100 households.  The Local Authority estimates suggests that levels of affordable need are much greater in Pendle than anywhere else in East Lancashire.  This level of need is comparable with parts of Cumbria and Cheshire which has significantly higher house prices.  Hyndburn and Burnley also have very high levels of affordable needs, whilst the levels of need in Ribble Valley are much lower.  Affordable need on the 4NW estimates are higher in Ribble Valley but much lower for the rest of Pennine Lancs.  They are negative in Burnley where there is a large supply of affordable private sector housing, although this finding does not take into account the poor condition of such stock.  Levels of need in Ribble Valley a large rural area, are comparable with those to Cumbria.  These levels of affordable need seem more realistic.

4.3
The report goes on to consider the impact of recent market changes including the reduction in house prices, the credit crunch, reduction in turnover and increased repossession and wider mortgage distress.  The report concludes with the following key issues.  The review concludes that the evidence from the strategic housing issues in Pennine Lancs in this report identifies the following key issues:

· Economic change and the impact upon the housing market.  The future economy of Pennine Lancs is the key issue determining its future and how housing policies need to be directed to the support of economic policies.  The central issue is the creation of an improved housing offer which will firstly facilitate and support economic policies.

· The urban/rural dynamic.  A key feature of housing and social economic change in Pennine Lancs is the power of decentralisation from the existing industrial and manufacturing towns to the rural hinterlands.  This process has accelerated urban decline and reinforced social segregation over several decades.

· Meeting affordable housing needs.  In the rural areas of Pennine Lancs high prices and competition from in migrants have created significant affordable housing needs amongst local residents and new households forming in these areas which need to be addressed by housing strategy.  These areas will need social housing investment but the nature of the markets in these areas means that they can also provide the greater potential for securing affordable housing with the planning system and contributions from the private sector.  Despite a ready supply of lower cost housing in the urban areas, low incomes have also created affordable housing need in these areas.  The appropriate response of policy in these areas may include some new social rented housing but realistically public resources cannot meet these needs.  This suggests that policies to improve the condition of existing stock and maximise contributions to the private rented sector are the most effective way forward.

· Meeting BME household needs and harnessing households growth.  There are also some practical steps that should be taken to assist in the integration of policies across Pennine Lancs.

4,3
Currently there are very different approaches to housing market assessment.  The identification of strategic issues are an estimation of affordable requirements.  The housing and planning framework for Pennine Lancs would benefit from a standardised approach to this issue to assist with future planning enquiries, the measurement of adjacency and displacement impacts from large regeneration initiatives and the development of a coherent spatial framework for the sub-region.

4
RISK ASSESSMENT

4.1
The approval of this report may have the following implications:
· Resources – None.

· Technical, Environmental and Legal – None.
· Political – The level of affordable housing has been identified as greater than previously recognised.

· Reputation – None.

5
RECOMMENDED THAT COMMITTEE
5.1
Note the contents of the report particularly the level of affordable housing need identified by the Regional Housing Market Assessment.
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June 2009 – Overview of Strategic Housing Market assessments for Pennine Lancashire.  Nevin Leather Associates.

For further information please ask for Rachael Stott, extension 4567.
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