[Insert name of market] Housing Market Assessment

Current Market Profile 
Provide narrative, e.g.

Kendal is a popular market town that has seen considerable growth in recent years.  Demand is particularly high. Its attractive environment, good transport communications and location adjacent to the National Park makes it particularly popular as retirement destination or for household prepared to commute long distances outside of the county.  A second home market is also beginning to emerge.  Prices are high and have increased rapidly in recent years relative to the rest of Cumbria.  To be able to satisfy housing needs at an affordable means many people working in Kendal are forced to move outside the market area and travel considerable distances from towns such as Ulverston.  Kendal has lost many skilled and well paid manufacturing and financial sector jobs in recent years. Growing employment is the service sector, however many of these jobs tend to be part-time and poorly paid.

Headline Findings

· Provide a few bullet points of the most important statistics for the area  

Targets 

The following targets have been devised for this market area. In order to achieve these appropriate actions from the Cumbria Housing Strategy Action Plan will be applied.  

Show key targets, e.g.

· X no. of new affordable homes by 2011
· X units of new temporary accommodation by 2011
· X new safe homes for victims of domestic violence by 2011
· X new units of move-on accommodation by 2011
· X new floating support by 2011
· X new units of extra care housing by 2008
· 100% of all social housing to meet the decent homes standard by 2010
· 70% of all private sector homes occupied by vulnerable people to meet the decent homes standard by 2010
Key Issues 

List key issues split into the Strategy priority areas, e.g. 
1. Lack of affordable housing (the main issue for this market)

· Low incomes compared to high house prices

· High cost of private renting

· Resulting in significant need for new affordable housing

· Compounded by the need for Kendal, as a key service centre, to meet some of the affordable needs of the Rural Kendal market area

· Estate agents highlight that first-time buyers have major difficulties in accessing affordable accommodation – this is evidenced by the Housing Need and Market Assessment

· Particular need for smaller accommodation (one and two bedrooms)

· Need for both social rented, intermediate and locals-only housing

2. Increasing homelessness
· As a result of the lack of affordable housing

· Particular pressure on Kendal as the main town in South Lakeland

· Lack of temporary accommodation

· Need for more safe homes for victims of domestic violence

3. Some supported housing needs

· Lack of need for move-on accommodation

· More floating support needed for most client groups

· Need for extra care housing (plans in place)

4. Decent homes
· Plans in place to bring make all social housing decent by 2010

· Significant proportion of private sector homes occupied by vulnerable people are already decent but more needs to be done to    

5. Regeneration
· Not a priority for housing although the regeneration of the Lancaster Canal will present opportunities for meeting local housing needs 

Balanced Housing Market Indicators

	Theme
	Indicator

	1. Buying a home
	Gross Household Income ratio for flat, terraced and semi-detached of between 2:1 and 4:1

	
	Semi-Detached
	Terraced
	Flat/Maisonette

	
	
	
	

	
	

	2. Renting a home
	Weekly rent should equate to no more than 25% of weekly gross household income (private sector)

	
	

	
	Social housing rents should be less than private sector rents

	
	

	3. Accessibility of social rented housing
	50% of those on the waiting list housed during the year

	
	

	4. Empty properties
	No more than 3% of the housing stock empty for more than 6 months

	
	

	5. Second homes
	No more than 10% of properties

	
	

	6. Housing the homeless
	No more than 0.3% of total households in the area accepted as homeless

	
	

	7. Creating decent homes
	100% of all social housing decent by 2010

	
	

	
	70% of private sector housing providing homes for vulnerable people to meet Decent Homes Standard by 2010

	
	


Market Drivers – list such as the following (list not exhaustive):
· Sub-regional employment centres e.g. Sellafield

· Range of shops and services – is it seen as adequate or not by local people.

· Satisfaction with area.

· Perceptions of policing, crime and anti-social behaviour.

· Educational facilities including the reputation of local schools and whether or not this is a determining factor in the decisions people make about where they choose to live.

· Type of houses available including major discrepancies highlighted by estate agents and landlords e.g. surplus of large executive homes, shortage of move on homes for couple becoming families.

· Parking and gardens.

In summary, the housing market is balanced/not balanced due to…

Housing Stock and Tenure 

	
	Housing Market Area

2006
	Cumbria 
	North West 

	
	Number
	%
	Number
	%
	Number
	%

	Owner Occupation
	
	
	
	
	
	

	Social Rented
	
	
	
	
	
	

	Private Rented
	
	
	
	
	
	

	Total (2005/6)
	
	
	
	
	
	


(Source, 2001 Census information)

	Kendal 2001
	Count
	%
	District % 
	Cumbria %
	North West %

	Owner Occupation
	
	
	
	72.3
	69.3

	Social Rented
	
	
	
	16
	20.1

	Private Rented
	
	
	
	11.7
	8.5

	Rent Free
	
	
	
	2.4
	2.1

	Total 
	
	
	
	100
	100


(Source: 2001 Census information)

	Property Type 
	Count
	%
	District %
	Cumbria 

%
	North West %

	 ALL OCCUPIED HOUSEHOLD SPACES 
	
	
	
	100
	100

	 In an unshared dwelling
	
	
	
	99.8
	99.8

	 - House or bungalow - Detached 
	
	
	
	25.5
	18.0

	 - House or bungalow - Semi-detached 
	
	
	
	33.0
	37.4

	 - House or bungalow - Terraced (including end terrace) 
	
	
	
	31.2
	31.4

	 - Flat, maisonette or apartment 
	
	
	
	9.7
	12.7

	 - Caravan or other mobile or temporary structure
	
	
	
	0.4
	0.3

	In a shared dwelling : TOTAL
	
	
	
	0.2
	0.2


(Source, 2001 Census information)

	Tenure
	Count 
	%
	District %
	Cumbria 

%
	North West %

	All Occupied dwellings : TOTAL 
	
	
	
	100
	100

	Owned - Owns outright 
	
	
	
	35.0
	29.8

	Owned - Owns with a mortgage or loan 
	
	
	
	37.0
	38.9

	Owned - Shared ownership 
	
	
	
	0.5
	0.6

	Social rented – (Council/Housing Association)
	
	
	
	16.0
	20.1

	Private rented - Private landlord or letting agency 
	
	
	
	7.8
	7.7

	Private rented - Employer of a household member 
	
	
	
	0.2
	0.1

	Private rented - Relative or friend of a household member 
	
	
	
	0.9
	0.6

	Private rented - Other 
	
	
	
	0.2
	0.2

	Lives rent free 
	
	
	
	2.4
	2.1


(Source, 2001 Census information)

	Occupancy Rates
	Count
	%


	District %
	Cumbria 

%
	North West %

	ALL HOUSEHOLDS
	
	
	
	100
	100

	Owned - occupancy rating of 0 or higher
	
	
	
	70.9
	67.2

	Owned - occupancy rating of -1 or less
	
	
	
	1.4
	2.0

	Rented from council - occupancy rating of 0 or higher
	
	
	
	8.3
	12.2

	Rented from council - occupancy rating of -1 or less
	
	
	
	0.8
	1.3

	Other social rented - occupancy rating of 0 or higher
	
	
	
	6.4
	5.7

	Other social rented - occupancy rating of -1 or less
	
	
	
	0.5
	0.8

	Private rented or living rent free - occupancy rating of 0 or higher
	
	
	
	10.6
	9.4

	Private rented or living rent free - occupancy rating of -1 or less
	
	
	
	1.1
	1.3


(Source, 2001 Census information)

	House Size
	Count
	%
	District % 
	Cumbria 

%
	North West %

	ALL HOUSEHOLDS
	
	
	
	100
	100

	1 room
	
	
	
	0.4
	0.5

	2 rooms
	
	
	
	1.4
	1.8

	3 to 4 rooms
	
	
	
	25.0
	26.9

	5 to 6 rooms
	
	
	
	51.4
	52.1

	7 or more rooms
	
	
	
	21.8
	18.7


(Source, 2001Census information)

Summarise in a narrative the housing stock currently available in the area. Should include reference to and assessment of:

· Rate of household formation compared to rate of housing completions

· Highlight any significant variations from averages of house types and concentrations of any particular house type within the particular market e.g. large social estates, pre-1919 homes.

· Estate agent and landlords comments on suitability of house types to local demand and market requirements.

· Commentary on number of outstanding planning permissions – is there or is there not a reasonable rate of take up? 

Demographics

	
	Housing Market Area

Count
	Housing Market Area %
	District %
	Cumbria %
	North West %

	All Households
	
	
	
	100%
	100% 

	One person households
	
	
	
	30.1
	30.9

	 - of which Pensioners living alone % of total households
	
	
	
	15.8
	15.1

	All other Pensioner households
	
	
	
	10.8
	8.9

	Households with dependent children
	
	
	
	27.5
	30.4

	 - of which Lone Parent households with dependent children - % of total households
	
	
	
	5.5
	7.7

	Households with non dependent children
	
	
	
	9.8
	10.3

	 - of which Lone Parent households with non-dependent children - % of total households
	
	
	
	3.0
	3.5

	Households with no children
	
	
	
	19.3
	16.4

	All other Households
	
	
	
	2.5
	3.0


(Source, 2001 Census information)

	Ethnic Group
	Housing Market Area 

%
	District

%
	North West

%
	England and Wales

%

	All People  
	
	
	(6,729,766)
	(52,041,916)

	White - British 
	
	
	92.17%
	87.49%

	White - Irish 
	
	
	1.15%
	1.23%

	White - Other 
	
	
	1.11%
	2.59%

	Mixed - White and Black Caribbean 
	
	
	0.33%
	0.46%

	Mixed - White and Black African 
	
	
	0.15%
	0.15%

	Mixed - White and Asian 
	
	
	0.26%
	0.36%

	Mixed - Other  
	
	
	0.20%
	0.30%

	Asian or Asian British - Indian 
	
	
	1.07%
	1.99%

	Asian or Asian British - Pakistani 
	
	
	1.74%
	1.37%

	Asian or Asian British - Bangladeshi 
	
	
	0.39%
	0.54%

	Asian or Asian British - Other 
	
	
	0.22%
	0.46%

	Black or Black British - Black Caribbean 
	
	
	0.30%
	1.08%

	Black or Black British - Black African 
	
	
	0.24%
	0.92%

	Black or Black British - Other 
	
	
	0.08%
	0.18%

	Chinese or other ethnic group - Chinese 
	
	
	0.40%
	0.44%

	Chinese or other ethnic group - Other ethnic group 
	
	
	0.20%
	0.42%


(Source, 2001 Census information)

	Income 2005
	Mean Income
	Median income
	Median Income : Median House price ratio

	Housing Market Area
	
	
	

	District
	
	
	

	Cumbria
	
	
	


Source: CACI Paycheck supplied by Cumbria County Council
Summarise in a narrative the social composition of the area. Should include reference to and assessment of:

· Population change since 1991 to date and predictions for the future, compared to Cumbria.

· Assessment of one person, pensioner and family households in comparison to averages.

· Highlight any major variations in figures between different wards and reasons why e.g. location of schools, concentrations of particular house types.

· Highlight significant variations in past and predicted population changes and reasons for such changes e.g. migration patterns, industry closures.
Housing Provision

· House Prices

	House Price 2005
	
	

	
	Mean 
	Median

	Housing Market Area
	
	

	District
	
	

	Cumbria
	
	


Source: CACI Street Value supplied by Cumbria County Council

· New build

	Housing Planning Permissions 
	2005-06 
	2004-05
	2003-04
	2002-03
	2001-02
	2000-01
	Total
	Annual Rate

	
	
	
	
	
	
	
	
	


(Source, planning departments and County Council monitoring database NB District wide figure for SLDC Planning Authority only)

	Housing Completions
	2005-06 
	2004-05
	2003-04
	2002-03
	2001-02
	2000-01
	Total
	Annual Rate

	ALL HOUSEHOLDS
	
	
	
	
	
	
	
	

	1 room
	
	
	
	
	
	
	
	

	2 rooms
	
	
	
	
	
	
	
	

	3 to 4 rooms
	
	
	
	
	
	
	
	

	5 to 6 rooms
	
	
	
	
	
	
	
	

	7 or more rooms
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	


(Source, planning departments and County Council monitoring database) 
· Affordable Housing

	Development of affordable housing units
	2005-06
	2004-05
	2003-04
	2002-03
	2001-02
	2000-01

	Total number of affordable housing units granted planning permission
	
	
	
	
	
	

	Affordable Housing as % of total new dwellings granted planning permission
	
	
	
	
	
	

	Total number of affordable housing units completed
	
	
	
	
	
	

	Affordable Housing as % of total new dwellings completed
	
	
	
	
	
	


(Source, planning departments and County Council monitoring database NB District wide figures for SLDC Planning Authority only)
Summarise in a narrative the relationship between and impact of house prices and incomes in the area. Should include reference to and assessment of:

· Demand from different professional households driving housing demand.

· Willingness to commute. 

· Income needed to buy a property in the market.

· Ability of low and medium income households to buy a home.

· Deposits required.

· Intelligence from lenders and estate agents of parents etc providing deposits for first time buyers.

· Concealed data e.g. median incomes concealing high numbers of low income groups.

· Intelligence from lenders and estate agents of loan ratios exceeding 3.5:1.

· Intelligence from estate agents about average age and household composition of first time buyers.

· Where do first time buyers buy – both within and without the market.

· Right to Buy

	2001-02
	

	2002-03
	

	2003-04
	

	2004-05
	

	2005-06
	


Summarise in a narrative the relationship between and impact of the Right to Buy/Right to Acquire in the area. Should include reference to and assessment of:

· Current trends on Right to Buy. 

· Re-sale value of ex-right to buy properties compared to non-RTB properties.

· Renting trends

	Rent Costs

	House Type
	Housing Association  Weekly Rent 2005/2006


	Rent as a % of average weekly in-work income (exc hb) N/A
	Private Sector Rents per Calendar month 2005/06 N/A
	Rent as a % of average monthly in-work income (exc. hb) N/A

	One bed flat
	
	
	
	

	Two bed flat
	
	
	
	

	Two bed house
	
	
	
	

	Three bed house
	
	
	
	

	Two bed bungalow
	
	
	
	


(Source, Rent Service information)

	
	Private Sector Rents 
	Social Housing Rents

	1 bed flat
	
	

	2 bed flat
	
	

	Terraced House
	
	

	2 bed 
	
	

	3 bed 
	
	

	Semi - Detached
	
	

	2 bed 
	
	

	3 bed 
	
	

	4 bed 
	
	

	Detached House
	
	

	3 bed 
	
	

	4 bed 
	
	

	Bungalow
	
	

	1 bed
	
	

	2 bed 
	
	

	3 bed 
	
	

	
	 Source: Rent Service 2005
	Source: EHA Mean Rents 2005


(Source, Rent Service 2005 and RSL Mean Rents)  

	Access to Social Rented Housing

	Household Type
	Turnover
	Void Rate

	1 Bed flat
	
	

	2 Bed flat
	
	

	2 Bed house
	
	

	3 Bed house
	
	

	4 Bed house
	
	

	1 Bed bungalow
	
	

	2 Bed bungalow
	
	

	3 Bed bungalow
	
	


 (Source, RSLs) NB information not available. 

Summarise in a narrative the relationship between and impact of availability of rented housing, rent levels and demand in the area. Should include reference to and assessment of:

· Main reasons for people terminating their tenancies over the last twelve months e.g. to transfer to a larger property with the same housing association or to buy their own property before the market increases costs further. 

· Where did those who terminated their tenancies move to, especially those who chose to buy a property – impact on adjacent and neighbouring markets.

· Housing associations properties that are comparatively hard to let  - do they manage to let them all or not?

· Duration of time a client would need to wait for an appropriate housing association tenancy – comment on extremes. Do people opt to move elsewhere rather than wait?

· Commentary on households with particular difficulty accessing social household and the reasons why e.g. shortage of bungalows for older people.

· Nature of clients choosing to rent privately – corporate lets, excluded clients from social landlords, temporary workers, migrant workers.

· The turnover in housing association properties now and compared to the past.

· Duration of private sector tenancies.

· Number and type of properties available to let from both housing associations and private landlords in the area. 

· Properties coming on to the private rental market e.g. the cost of buying homes making it unattractive for the buy-to-let market

· Impact of rents on demand e.g. are housing association rents still seen as affordable by local people.

· Impact of housing benefit limits on private renting (and in the future Local Housing Allowance).

Affordable housing requirements

(Based on DCLG Housing Needs and Market Assessment Model)

	Market Area
	Tenure
	Annual Affordable Housing Requirement

	
	
	General
	Older
	Total

	
	
	Smaller 0-2 Beds
	Larger 3+ Beds
	1 Bed
	2+ beds
	

	
	Intermediate
	
	
	
	
	

	
	Social Rent
	
	
	
	
	

	
	Total
	
	
	
	
	

	
	5 Year Requirement
	
	
	
	
	


Existing households in need of alternative accommodation

	General
	

	Older Person
	


Proportion of existing households unable to move to alternative accommodation, due to cost of buying or renting

	General
	

	Older Person
	


Newly forming households in need of alternative accommodation

	General
	

	Older Person
	


Proportion of newly arising households unable to buy or rent in the market.

	General
	

	Older Person
	


NB. The DCLG Housing Needs and Market Assessment model takes into account committed supply of affordable housing units, resale of affordable housing units and turnover of social rented properties to determine the annual requirement of X units for the X market area.

Homelessness

	Homeless Cases
	Presentations
	Acceptances

	2004- 05
	 
	 

	January - March 
	
	

	April - June
	
	

	July - September
	
	

	October - December
	
	

	
	
	

	 
	
	

	2005 - 06
	
	

	January - March
	
	

	April - June
	
	

	July - September
	
	

	October - December
	
	

	
	
	


(Source, district councils NB District figure)

	Causes of Homelessness

For applicant households found to be eligible, unintentionally homeless in priority need
	2004 - 05
	2005 - 06

	
	Number
	%

of total acceptances
	Number
	%

of total acceptances

	Parents no longer willing or able to accommodate
	
	
	
	

	Other relatives or friends no longer willing or able to accommodate
	
	
	
	

	Non violent breakdown of relationship with partner
	
	
	
	

	Violence
	
	
	
	

	Harassment, threats or intimidation
	
	
	
	

	Mortgage arrears (repossession or other loss of home)
	
	
	
	

	Rent arrears
	
	
	
	

	Loss of rented or tied accommodation
	
	
	
	

	Required to leave National Asylum Support Service accommodation
	
	
	
	

	In institution or care
	
	
	
	

	Other (e.g. homeless in emergency, ex-HM forces, returned from abroad, sleeping rough or in hostel)
	
	
	
	


(Source, District Councils – NB District figure)

Summarise in a narrative the relationship between the incidence and causes of homelessness in the area. Should include, following research with homelessness officers, landlords and other relevant agencies, reference to and assessment of:

· Are property prices (purchase and rents) a cause of homelessness e.g. mortgage defaults and repossessions, people unablet o make their own housing arrangements?

· Are people using the homelessness system as a means of ‘jumping the quueue’ in areas of high demand?

· Turnover in social housing?

Second Homes and Empty Properties

	Second and Vacant Properties
	Housing Market Area
	District
	Cumbria
	North West

	All household spaces: With residents
	
	
	
	
	209,027
	92%
	2,812,789
	95%

	All household spaces: With no residents: Vacant
	
	
	
	
	9,443
	4.2%
	124,600
	4.2%

	All household spaces: With no residents: Second residence / holiday accommodation
	
	
	
	
	7,374
	3.2%
	12,852
	0.43%


(Source, 2001 Census information and council tax data)

	Number of properties empty for more than six months as of March 2006
	% of properties empty for more than six months as of March 2006 

	
	


(Source, Council tax records – NB District figure)  

Summarise in a narrative the relationship between and impact of empty and second homes in the area. Should include reference to and assessment of:

· The incidence of second homes being a reason for the shortage of available affordable housing. 

· The reasons for empty properties as seen by estate agents, landlords and local authority enforcement officers.

Supported housing 
	Key priority group
	No. of supported housing units 
	Requirements

	Learning disabilities
	
	

	Mental health
	
	

	Young people
	
	

	Teenage parents
	
	

	Substance misuse
	
	

	Offenders and ex-offenders
	
	

	Domestic violence
	
	

	Refugees and asylum seekers
	
	

	Physical disabilities
	
	

	Older people
	
	


Summarise in a narrative the above


1

