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Appendix 1:

Approach used in Defining Local Housing Market Area  sin
Worcestershire - Report by Worcester County Council Research Department

Starting Point

The definition of a local housing market area as being an area within which people will
search for housing and within which they are willing to move poses one significant problem.
That is there is no reliable local level data which captures this information. Therefore the
starting point for this exercise was to examine travel to work data from the 2001 Census as
proposed in the ‘Housing Market Assessment Manual’ (ODPM, 2004). The alternative
suggestion by ODPM is to use 2001 Migration figures as the source of information.
We decided to use TTW data as our primary dataset with migration supplementing
the analysis for the following reasons.

- The patterns that developed using the TTW data were much closer to what
was being proposed by estate agents during our discussions.

- Due to the low numbers migration data is not as reliable as TTW data at
output area level.

- There is no indication in the migration data as to the reason behind the move.

Geographical Level

The decision to use either district wards or census output areas as the basic building blocks
represented a trade off between reliability against appropriateness. The advantage of using
ward level data is that it is more reliable since the numbers are not subject to rounding, as is
the case in some output areas. However the disadvantage lies in the fact that ward
boundaries are not consistent in size or shape with some ward’s covering significantly large
areas (see figure 1).

Figure 1: 2003 Ward Boundaries in Worcestershire

Given the significant problem with the size and shape of district wards it was felt that
despite the issue of reliability (which is discussed in further detail below) using
output areas as the basic building blocks was the most appropriate method.



Strategy
There were two potential strategies which could have been followed in order to build up to a
housing market area.

1. Identify the centres and examine the intensity of the relationship with the surrounding
areas. Areas can then be assigned to particular centres based on the strength of the
linkage.

2. Start with the basic building blocks i.e. output area and examine the relationship with
the adjacent building blocks to see if a relationship exists. This process is repeated
until a break in the relationship occurs.

There were several reasons why it was decided that the first method, that of a ‘centres’
approach was the most appropriate. Firstly, this method fits in with current planning policy
which states that employment growth should occur in the centres. Secondly, it is less likely
to lead to distortions and overemphasis given to the starting point and the size of the
centre. Thirdly, this method would yield areas where the strength of the linkage with the
centre could be identified clearly and easily.

Generally it was felt that a ‘centres’ based approach would offer a clear and more
transparent method for partners and agencies.

Travel to Work Method
Initially 11 urban centres were identified in Worcestershire. These were Kidderminster,
Stourport, Bewdley, Tenbury, Worcester City, Malvern Town, Pershore, Evesham, Droitwich,

Redditch and Bromsgrove Town (Figure 2).

Figure 2: Centres in Worcestershire
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In addition to the centres in the county we also examined travel to work patterns for the
centres falling outside of Worcestershire as it was expected that some of these housing

! This was one of the problems with the current Travel-to-Work Areas. For example in a large centre
such as Birmingham many surrounding areas can continually be added without reducing the linkage
below the threshold which had been stipulated at the outset.



market areas might lie partly within the county boundary. The areas we considered were
Birmingham, Dudley, Leominster, Ledbury, Gloucester, Cheltenham, Tewksbury, Stratford-
Upon-Avon and Alcester.

We mapped travel-to-work patterns into the centres at output area level as a percentage of
the economically active population. According to the 2001 Census 51 per cent of
Worcestershire’s population are economically active. Given that the average population size
of an output area is just under 300 we can assume that approximately 150 people in each
output area are economically active. Although we recognise that this will include people who
are unemployed these numbers are very small and are not likely to distort the results. The
two alternative options would be to use those who are employed in the week before the
census or those who actually travel to work to a fixed workplace. Whilst we recognise that
looking at the percentage of residents employed in the week before the census is a viable
alternative to the economically active population, we would advise against using the number
who travel to work to a fixed workplace since this excludes an increasingly large group of
people who are either homeworkers or have no fixed workplace.

The assumption of around 150 economically active residents in each output areas was
taken into consideration in the setting of thresholds for mapping travel to work patterns into
the centres. Output areas were deemed to have linkage where at least 10 per cent of the
economically active population travelled to work in the centre. In terms of numbers this
equates on average to at least 15 people?.

The thresholds that were used to establish the degree of linkage were:
10-20% - Periphery 20-30% - Semi-Periphery
30-50% - Semi-Core 50%+ - Core

Figure 3 shows the linkage for the centre Worcester City. This process was repeated for
each of the centres across Worcestershire and those falling just outside the border.

Figure 3: Linkage in Worcester City
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? It should be noted that this does not completely overcome the issue of reliability as the centres were
built up on an output areas basis. Therefore whilst 15 people from Output Area X travel to work into
Centre X, and would therefore mean the 10% threshold, this could be based on counts of three to five
separate output areas.



Key Stakeholder Involvement — Estate Agents

ODPM recommends that once analysis has been undertaken using travel to work and
migration data that these areas should be refined using local knowledge and expertise. “The
views of other stakeholders with an appreciation of the housing market, in particular estate
agents, housebuilders and developers, will be useful in this regard. It is in their interests to
understand the housing markets” (ODPM, 2004).

We visited numerous estate agents across the county (covering all the centres identified in
Figure 2) to obtain their views on the housing markets in operation across Worcestershire. It
is important to point out that the estate agents did not have access to the TTW analysis
whilst they were providing their comments to us. The broad findings they came up with are
shown in Figure 4. What is noticeable is how closely they fitted with the patterns which were
emerging from analysis on travel-to-work data. This helped to reinforce our belief that
commuting patterns were an appropriate starting point in constructing the areas. Their
comments were also very important in reconciling any areas where travel to work data did
not provide a definitive answer.

Figure 4: Patterns from Estate Agents

Migration Data

In those areas where no definitive answer was found using either the travel to work data or
information from estate agents we looked at migration data from the 2001 Census.

The migration data was mapped at ward level in terms of the total number of people who
migrated both IN and OUT of the centres in Worcestershire. Although using ward data is not
ideal for the reasons mentioned above, the numbers are too low to make mapping at output
area feasible.



Example Area: Bromsgrove Housing Market

The following example shows how the analysis of travel-to-work and migration data and the
information provided by the local estate agents was used to construct the Bromsgrove
Housing Market Area.

Bromsgrove is a useful example as this is the only area where there were some significant
differences between what the travel-to-work patterns were showing and what was being
proposed by the estate agents. Since we were looking to construct housing market areas
not simply travel-to-work areas the explanations show how these differences were resolved.

Figure 5 shows the extent of the Bromsgrove housing market area showing travel to work
patterns for the centres which impact on Bromsgrove. The key provides explanations as to
why certain output areas were included or excluded from the housing market area.

Figure 5: Bromsgrove Housing Market Area

1. Whilst travel-to-work data in this output area indicates a linkage with both Birmingham
and Redditch the estate agents we spoke to in Redditch and Bromsgrove indicated that this
area definitely fell within the Bromsgrove housing market area. Migration data suggested a
higher linkage with Bromsgrove compared to Redditch. Both estate agents we spoke to felt
the area of Webheath, which falls within this output area, was part of the Redditch housing
market. Consequently the eastern section of the output area was excluded from
Bromsgrove’s housing market. It is important to bear in mind that each output area contains
around 300 people and its geographical size is dependent on the density of the population in
that area. It is important to note that whilst area 1 covers a large part of the Bromsgrove
housing market it is in fact very rural and made up of only one output area. In the centre of
Bromsgrove there are a large number of output areas which may only cover a small
geographical area but include a significantly larger population.



2. Dodderhill — in terms of travel-to-work figures this area has similar linkage with Droitwich
(18.4%), Bromsgrove (17.6%) and Birmingham (20%) it has been included within
Bromsgrove’s housing market on the recommendation of the estate agents. Migration data
is not helpful here as the ward covering this area is too large to be meaningful. We
recognise that this area could easily have been included within the Droitwich housing
market.

The southern area of the Bromsgrove Housing market was particularly sought after in terms
of falling within desirable school catchment areas (e.g South Bromsgrove High School).

3. Within these two output areas there was no obvious linkage to any of the centres. This is
a fairly rural area in which there would be a low volume of housing. Although migration data
is not entirely appropriate it did suggest closer links with Droitwich as opposed to
Bromsgrove and it was therefore excluded from the Bromsgrove housing market.

4. See 3

5. Whilst travel to work data suggests a linkage with Birmingham both the information from
the estate agents and migration data indicated that this area should be included within the
Bromsgrove housing market. This is a popular area as it is fairly rural and affluent and has
good links to the motorway network and the town centre of Bromsgrove.

6. This was viewed by estate to be a ‘floating area’ which lies on the western edge of the
Bromsgrove housing market. There is likely to be some overlap with the Dudley (including
Stourbridge) housing market although the type of housing meant it was primarily viewed as
having closer links to Bromsgrove.

7. Travel to work data indicated a strong link with Birmingham and the Estate Agents felt
that the Lickey Hills and J4 on the M5 act as a natural boundary separating the two housing
markets. Migration data also supported this assumption.

8. Although travel to work data suggests a linkage with Birmingham, the estate agents
viewed Barnt Green as the natural boundary separating the two housing markets. We
therefore took a decision to include the area south of Barnt Green within Bromsgrove.

9. Within this area there is some linkage in terms of commuting patterns with Birmingham
although this is not pronounced. Traffic data and information from the estate agents
suggested that movement eastwards along the M42 into the high-tech corridor and
industries in Warwickshire was now becoming the major commuter route. Estate Agents
information suggested that Alvechurch acted as a natural boundary between the housing
markets of Birmingham, Bromsgrove and Redditch. It was therefore decided to include this
rural area within the Bromsgrove housing market.

Private v Social Housing

Although our analysis makes no distinction between private or social housing some broad
observations can be made.

It is expected that the social housing market will be tighter than the private housing market
as individuals do not have the same choices as those accessing the private housing sector.
The social housing market is also partly defined by where social housing is provided by the
relevant authorities.



Table 1 shows the percentage of residents whose workplace is the either inside or outside
of the district they live in by tenure. This shows that in each of the six districts there are a
higher percentage of individuals in private sector housing compared to social who travel to
work outside of the district they reside in.

Table 1: Travel to Work by Tenure, District Level, 2001 (%)

Arga of usual Area of Workplace Private Social Other
residence

Bromsarove Bromsgrove 85 9 6

9 Outside Bromsgrove 92 4 4

Malvern Hills Malvern Hills 76 10 13

Outside Malvern Hills 84 7 9

. Redditch 79 16 4

Redditch Outside Redditch 88 8 4

Worcester Worcester 78 11 10

Outside Worcester City 84 6 10

Wychavon 79 12 10

Wychavon Outside Wychavon 87 6 7

Wyre Forest 83 10 8

Wyre Forest Outside Wyre Forest 88 6 6

Source: 2001 Census



Appendix 3: Additional Information on Local Housing
Markets and the local economy.

Sub-Regional Housing Market Areas

Government guidance, as set out in PPS3 and draft guidance on Housing Market
Assessments, is that housing research and the distribution of housing supply figures
should be based on functioning housing markets rather than on local administrative
boundaries. Local authorities are required to work together to do this, and to ensure
that within each region there will be an integrated set of sub-regional studies that can
form the basis for setting both regional and local planning policy, and capital
investment.

The West Midlands region now has a well established set of sub-regional housing
market partnerships — each comprising several local authorities and their main
delivery partners — that provide a means of both influencing and implementing
housing policy. Carrying out or commissioning sub-regional Strategic Housing
Market Assessments is an important part of this process.

The West Midlands Regional Housing Strategy — published in June 2005 —
established four sub-regional housing markets, defined as:

“Areas where similar dwellings command similar prices, and where there is
sufficient evidence of a functional connection as demonstrated through travel
to work and other interactions.” (Para. 3.5)

The four sub-regional housing markets are:

North — based on Stafford, Stoke and Newcastle-Under-Lyme
West — Shropshire and Herefordshire

South — Worcestershire and South Warwickshire

Central — The remainder of the region.

The South Housing Market Area therefore comprises 8 districts — the 6 districts
that make up the county of Worcestershire, plus Stratford on Avon and Warwick
districts in Warwickshire.

Local Housing Market Areas

These exist within this sub-regional market, again not restricted by local authority
boundaries, which will be defined by the same principles of price comparability and
travel to work patterns but at a finer grain of detail. In essence these are the areas
within which the majority of people will expect to move house without moving their
place of work, and vice versa. They are a key component of the whole issue of
housing provision and investment, and the basis on which the sub-regional
allocations will be distributed. This is a major change on the past practice of making
these distributions by local authority boundaries.

When districts consider the implications of this Strategic Housing Market
Assessment for their Local Development Documents, they will need to consider
separately those parts of their district that fall within each of the Local Housing
Markets, and to make any more localised considerations on the basis of this



framework, rather than using any other form of sub-area division. This will ensure
that local, district-based assessments are compatible with the sub-regional one, just
as the sub-regional assessments can be added together to create an integrated
regional one.

Population Profiles
The total population of the 10 Local Housing Market Areas (LHMAS), as recorded in

the 2001 Census, was just over 703,000. They vary in size quite significantly, as
shown in the table below: (figures rounded to the nearest thousand)

Table A3.1: Local Housing Market — Population

Local Housing Total H/holds Single Conc Pop. Pop.
Market Populatio Person | ealed under 65

n. H/holds [ H/holds | 24 Plus
Worcester 132,000 55,000 11.1% 0.3% 29.8% 15.3%
Warwick 129,000 54,000 12.3% 0.3% 29.8% 15.7%
Wyre Forest 106,000 44,000 10.9% 0.3% 28.4% 16.6%
Redditch 92,000 37,000 10.2% 0.3% 32.0% 13.0%
Stratford on Avon 70,000 30,000 12.8% 0.2% 25.7% 19.7%
Bromsgrove 50,000 20,000 10.1% 0.2% 29.5% 15.3%
Malvern 46,000 20,000 13.1% 0.2% 28.2% 21.3%
Evesham 41,000 17,000 10.4% 0.2% 28.6% 16.3%
Droitwich 25,000 10,000 11.2% 0.3% 29.7% 16.1%
Pershore 13,000 6,000 12.0% 0.3% 25.4% 21.5%
Total 703,000 292,000 11.4% 0.3% 29.1% 16.3%

It is important to bear these variations in size in mind when considering the features
of each LHMA, as while these features will be valid for the area concerned,
regardless of its size, their significance, and the scale of their impact, for the sub-
region as a whole will clearly vary according to that size.

A number of detailed aspects of the population have been included in Table 2, as
being the factors that are most likely to impact on housing needs, and due to the
wide variation in the size of the LHMAs, these have been expressed as percentages
of the total population, or of the total number of households, as appropriate.

Single Person Households

These do not vary widely, but there are a couple of features that stand out: The
higher numbers generally correlate closely with the higher proportions of population
over 65 — as in Malvern, Pershore and Stratford-on Avon  — but this is not so in
Warwick. Although this might be explained by it having a large student population,
the same does not apply to Worcester, which also has a university but has a below
average number of single person households. An alternative explanation for
Warwick’s higher proportion may be found in the property profile below, which
shows a much larger private rented sector than anywhere else in the sub-region.
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Concealed Households

There is a remarkable consistency in the number of concealed households, as it
might be expected that this would vary according to differences in the cost and
supply of accommodation. (The Census would have included only those households
that had already been formed — through the inclusion of a person not related to the
head of the household — rather than identifying suppressed household formation —
that is, a couple who wanted to establish their own home but had been unable to do
so. It is possible that greater variations might have been identified if that wider
definition had been included, and analysis of the waiting list below will identify this in
more detail.)

This consistency in the proportion of concealed households does indicate that
access to self-contained accommodation is just as much a problem in the (relatively)
lower priced LHMAs as it is in the higher priced ones. In numerical terms, this
amounted to almost 2,000 households in 2001, and the calculation of the backlog
element of housing need it is assumed that all of these will be recorded on the
waiting lists — which may of course not be the case.

Proportion of population under the age of 24

This will be the age group from which future household formation can be expected,
but this will be taken account of in the projections contained in chapter 10 of the
Assessment. It is also a reflection of the number of households containing
dependents and young adults who are either not yet ready, or not yet able, to form
their own household.

Not surprisingly, given its fairly recent New Town origins, Redditch has a noticeably
larger than average proportion of its population in this age group, but this is only
slightly higher than the two largest LHMAs, Worcester and Warwick , and the two
other recently expanded towns of Bromsgrove and Droitwich.

Pershore and Stratford-on-Avon  have noticeably smaller proportions, but not
Malvern which differs from all of the other LHMAs in having larger than average
proportions of both younger and older age groups, and consequently a significantly
smaller proportion in the 25-64 age groups: 50.6% compared with a consistent 54-
55% in all of the others apart from Pershore (53%)

Proportion of Population over the age of 65

This will be the age group that can be expected to produce the need for more
specialised accommodation in due course. Increased life expectancy will cause this
group to expand substantially, unless that is countered by net out-migration within
this age group.

There is much greater variation between LHMAs in this age group than in any of the
others — ranging from 13% in Redditch to almost 20% in Stratford and over 21% in
Pershore and Malvern . (The other 6 LHMAS are all very much in line with the sub-
regional average)

11



Occupations

In order to be able to draw some broad comparisons between the LHMAs in terms of
the proportions of the population in different types of occupation, the Census results
for this aspect have been collated into 3 groups, where the average earnings for
each occupational group fall into quite distinctive bands:

Table A3.2: Local Housing Markets — Proportion of t he working

population in each group of occupation classificati ons
Local Housing Managerial, Admin. & Services, Sales, Working
Mkt Professional Skilled Process, Plant & from home

& Technical Trade Machinery etc.

Worcester 41.9% 23.8% 34.3% 10.2%
Warwick 47.1% 23.2% 29.7% 10.1%
Wyre Forest 36.6% 25.5% 37.8% 10.6%
Redditch 36.7% 26.3% 37.0% 8.6%
Stratford-on-Avon 45.8% 24.3% 30.0% 13.0%
Bromsgrove 44.1% 24.3% 31.7% 9.5%
Malvern 45.3% 23.8% 30.9% 12.5%
Evesham 37.7% 25.3% 37.0% 10.9%
Droitwich 41.5% 23.5% 35.1% 10.5%
Pershore 40.4% 25.3% 34.3% 13.0%

As with the population age groups, the variances between LHMAS are not very great,
but again there are some noticeable differences in the higher and lower groups as
shown in Table 1.2 above:

The higher paid group of occupations is most prevalent in Warwick , closely followed
by Malvern, Stratford and Bromsgrove . It is least prevalent in Wyre Forest,
Redditch and Evesham, with Worcester, Droitwich and Pershore  about average.

As the middle group is almost identical across the whole sub-region, the lower group
is correspondingly largest where the higher group is smallest, and vice versa. This
gives a clear distinction between those Local Housing Market Areas in which
significantly more of the population are in either the higher paid or the lower paid
occupations.

It is also notable that a quite significant proportion of the population in each LHMA
work at, or mainly from, home. In Redditch and Bromsgrove this is about the same
as the regional average of 9%, but it is above that level for the other 8 LHMASs, and
highest in Stratford, Pershore and Malvern

There does not appear to be any correlation between working from home and
occupational classification, and similar studies at a smaller scale have shown that
the proportion tends to increase with the distance from main towns (reaching
between 20% and 30% in several parishes in Shropshire). This suggests that
reductions in car travel may not be wholly dependant on ensuring greater proximity
of housing to conventional places of work, and that economic growth in rural areas
may not necessarily be dependent on the provision of employment land.

12



The Local Economy

The Worcestershire County “Economic Assessment 2006-7” provides a
comprehensive set of statistics on the local economy (district based).

These statistics show a generally buoyant economy:

Economic activity rate of the working age population in 2004, at 81%, is higher than
for the region (77.4%) and Great Britain (78.4%)

Employment growth in 2003/4 at 0.8% was considerably higher than for the region
(0.4%) and also higher than for Great Britain (0.6%).

Business confidence is high, with three quarters of manufacturing firms and half of
service firms expecting turnover to increase.

Median residence based earnings for 2005, at £22,539 are slightly higher than the
regional average of £21,646, reflecting the higher than average proportion of
manager and senior officials, at 16% compared with the regional figure of 13.4%.

The unemployment rate in July 2005, at 1.9%, was much lower than for the region
(3.4%) and Great Britain (2.6%), despite a slight rise following the closure of the
Longbridge car plant. (The long term unemployment rate was similarly lower, but
has increased in the last year — probably as a result of the Longbridge closure.)

Educational achievements are above both regional and national levels.
Local Incomes and Earnings within Worcestershire:

There are two basic measures of household income: the total amount that a household
received from the combination of earnings, investments, pensions and benefits, and the
amount that is received through wages or salary alone.

This second measure would seem to be the more appropriate one for assessing
affordability and the ability to compete in the housing market. It can be looked at in two
ways: the average wage or salary that is paid by employers within the area being
considered — known as ‘workplace based earnings’ — and the average wage or salary
paid to those who live in the area — known as ‘residence based earnings’. This is an
important distinction as it can identify the degree to which households earning their living
within the area are at an advantage or disadvantage over out-commuters — and para 2.3
of the main report identified a high degree of out-commuting.

Table A3.3: Comparison of Income and Earnings

District Total income \Workplace based Residence based
earnings earnings
Bromsgrove £35,690 £19,768 £25,925
Malvern Hills £32,410 £20,908 £25,193
Redditch £33,160 £19,926 £21,482
Worcester £32,460 £21,595 £23,014
Wychavon £34,340 £20,575 £21,996
Wyre Forest £31,140 £20,250 £19,773
Worcestershire £33,230 £20,536 £22,539
West Midlands  [£29,040 £21,506 £21,646
Great Britain £32,350 £23,156 £23,200
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Table 4 shows that residence based earnings vary widely: Almost £26,000 for
Bromsgrove and over £25,000 for Malvern Hills, compared with less than £20,000 in
Wyre Forest, while the other districts were much closer to the county and regional
averages in the range £21,500 to £23,000. Across the county, residence based
earnings are above the regional average , and only just below the national figure.

Work place income , however, is significantly lower than residence based income, at
£20,536 for the county, which is below the regional average. This shows that
people employed in the county are earning significantly less than those who travel to
work outside the county, and are therefore at a disadvantage in competing for
housing. This is confirmed by the fact that of those commuting out of the county the
proportion who are managers or senior officials is almost twice as high as for the
total workforce.

Workplace income does not show the same variation between districts as residence
based earnings, with the figures in a narrow band between £19,768 and £20,908.
This shows that affordability for households employed locally will be worse in the
higher priced areas, as while house prices will undoubtedly be affected by the higher
residence based earnings.

It is clear that there is little, if any, relationship between house prices and work place
incomes. In fact, Bromsgrove, which has the highest residence based earnings, has
the lowest workplace based incomes and among the highest housing costs, while
Wyre Forest, with the lowest house prices and the lowest residence based earnings,
has workplace incomes only just below the average.

The conclusion must be that out-commuting tends to drive up residence based
income, earnings and house prices, while workplace income is fairly constant despite
wide variations in house prices and earnings. This means that affordability for local
working households is likely to be affected directly by the degree of out-commuting.
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Appendix 4: Review of Government Guidance and Defi  nitions

The Planning Policy Guidance Note 3 that was issued in 1992 marked a major
change in direction for the way that the planning system dealt with housing. It
followed a period during which planning had been increasingly encouraged to follow
the market, rather than attempt to lead or direct it. This change of direction was
facilitated by the 1990 Town and Country Planning Act, which gave greater strength
to the local development plan, establishing what has become referred to as ‘the plan
led system’.

PPG3 (1992) introduced the concept that a community’s need for affordable housing
was a material planning consideration, and that the planning system should seek to
achieve a mix and balance of house types and sizes to cater for a range of housing
needs, including the needs of single persons, small households, the elderly and
those with particular support or locational requirements. It gave local authorities the
opportunity to include policies and mechanisms for the provision of affordable
housing through their Local Plans if there was evidence of a need for it - supported
by a clear and up to date assessment of local need for affordable housing.

In parallel with this development of planning policy for housing, there has also been
an evolving approach to how this assessment of the need for affordable housing
should be carried out:

In July 2000 the then DETR published “Local Housing Need Assessment: A
Guide to Good Practice”, which has become the accepted the basis for
district level assessments over the last 5 years.

In February 2004 the then ODPM published the DTZ “Housing Market
Assessment Manual” to provide a better understanding of how housing
markets operate at the sub-regional level, in the light of the emerging
arrangements for resource allocation to be focussed on regionally identified
strategic housing priorities.

During 2005 and 2006 a number of drafts have been produced for an
updated guidance that amalgamates and replaces these two publications.
While not yet finalised, there are some clear indications of the change of
emphasis being advocated, as set out below.

Through updated PPG3 (2000) and Circular's 13/96 and 6/98, the change of
direction in planning policy post the 1990 Act has been developed and refined, and
the recent Planning Policy Statement 3 (November 2006) consolidates process into a
single policy document:

The Implications of PPS3

Annexe C of PPS3 states that the impending guidance on Strategic Housing Market
Assessments will provide detailed methodologies for producing the robust shared
evidence base - which it states is necessary to inform both Local Development
Documents and Regional Spatial Strategies. (para. 11)

It re-iterates “The Government's key housing policy goal is to ensure that everyone

has the opportunity of living in a decent home, which they can afford, in a community
where they want to live” and that the planning system should deliver a mix of
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housing, both market and affordable.... to support a wide variety of households in all
areas, urban and rural.” (para.9)

It recognises the primary role of the RSS ‘top-down’ role in setting out “the region’s
approach to achieving a good mix of housing.” (para.21) but it also gives a very clear
role to the more ‘bottom up’ approach of local evidence and local authorities:

“In determining the local, sub-regional and regional level of housing provision,
Local Planning Authorities and Regional Planning Bodies, working together,
should take into account: Evidence of current and future levels of need and
demand, set out in Strategic Housing Market Assessments...” (para. 33)

Regional Spatial Strategies should set out the level of overall housing
provision for the region ...... This should be distributed amongst constituent
housing market and Local Planning Authority areas.” (para. 34)

It sets out in considerable detail the way in which the overall level of provision should
be broken down into specific requirements, stating that “Local Planning Authorities
should plan for a mix of housing on the basis of the different types of households that
are likely to require housing over the plan period..... and set out in Local
Development Documents:

The likely overall proportions of households that require market or affordable
housing..

The likely profile of household types requiring market housing...

The size and type of affordable housing required.” (paras. 21 & 22)
It also requires Local Planning Authorities to “plan for a full range of market housing.
In particular they should take account of the need to deliver low cost market housing

as part of the housing mix.” (para. 26)

N.B. Annexe B states that “low cost market housing may not be considered,
for planning purposes, as affordable housing.”

Specifically, it requires Local Planning Authorities to:

Set an overall (i.e. plan-wide) target for the amount of affordable housing to
be provided. The target should reflect the new definition of affordable
housing in this PPS....

Set separate targets for social rented and intermediate affordable housing
where appropriate

Specify the size and type of affordable housing that, in their judgement, is
likely to be needed in particular locations and, where appropriate, on specific
sites. (para. 29)

...set out the criteria to be used for identifying broad locations and specific
sites taking into account:

Evidence of current and future levels of need and demand for housing

as well as the availability of suitable, viable sites for housing
development..
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The need to provide housing in rural areas, not only in market towns
and local service centres but also in villages in order to enhance or
maintain their sustainability. (para. 38)

In summary, the new PPS3 requires that firstly the RSS should take account of the
broad conclusions of local assessments of housing need and demand in setting the
overall number and distribution of housing numbers.

It then requires a far more detailed approach to the type and distribution of new
housing that is provided through the local development plan. Instead of simply
setting the broad environmental criteria for achieving a specified number of
dwellings, the plan will have to be a response to the needs of existing and future
households, to seek to ensure that those needs are actually met.

Guidance on Preparing Strategic Housing Market Ass  essments

The 2000 Guidance was prompted by concerns at the widely differing approaches
used in Housing Need Assessments during the 1990s, and the prevalence of
guestionable methodology and conclusions. It contained some key messages, not
all of which have been given due consideration in many examples of Housing
Assessments carried out over the last 5 years:

The ‘Whole Market” Approach

The introduction to the Guidance states that its purpose is to “assist local authorities
in fulfilling their responsibilities for assessing local housing needs, to promote good
practice and greater consistency, and to help ensure that the information
underpinning local housing strategies is sound.....It also describes the way in which
local housing strategies relate to other planning activities in related areas, particularly
in land use planning.” (1.1)

It goes on to explain that housing strategies “should consider the potential
contribution of new private housing, and of existing housing in all tenures, to the
meeting of current and anticipated needs and preferences. New provision will never
be more than a marginal addition to the existing stock...Therefore it is very important
to consider what is happening in the existing housing system, including in the major
part of it which is in the private sector. How far can people meet their needs and
aspirations through the market, and in what ways can the local authority and its
partners enhance the effectiveness of that contribution.” (1.3)

“Local authorities have been increasingly encouraged to adopt an ‘enabling’ role in
housing. This approach entails securing provision to meet the full range of needs
and problems across all tenures through a combination of different partner agencies
and funding mechanisms including the market....Comprehensive and credible
information on housing needs is a crucial element in local authorities’ ability to fulfil
this role effectively” (1.8)

It is clear that Housing Assessments should be much more than a calculation of the
annual shortfall in affordable housing supply, and a consequent justification for
seeking a proportion of new housing to be provided through RSLs or other affordable
providers. They should identify the shortfalls, surpluses, and demand pressures in
sectors of the housing market, to inform all policies and investment decisions relating
to housing stock and supply.
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The Use of a Wide Range of Data Sources:
The Guidance cautions against over reliance on any one source of information:

“It is important to emphasize that an assessment of need is not simply a question of
going to one source of data, such as a survey or waiting list, and counting numbers.
In general it is necessary to draw on several different sources of information to obtain
even the minimum core numbers required for an assessment of need.....It is also
desirable to draw on several sources of information to provide a check on the
information from particular sources, which may have limitations.” (2.1)

The Guidance provides an extensive list of data sources, with a number of
alternatives against each of the components of the Basic Needs Assessment Model
(Table 2.1). These include local and national surveys, and local administrative
records. It also provides “Examples of forecasting/projection methods”, but these are
very hard to follow and do not appear to be widely understood or implemented.

The Limitations of Local Household Surveys:

The largest component of housing need is almost always Newly Arising Need: the
projection of the annual amount of need for affordable housing that arises from new
household formation. This is particularly the case in areas of high house prices,
where a large proportion of newly forming households will be unable to access the
market, and where there is greater prospect of existing households falling into need
and in-migrant households not being able to access the market.

The Guidance cautions against reliance on surveys for projecting demand for
affordable housing:

“The simplest approach is to base estimates on the future flow of new household
formation on interviewee responses to questions about future housing intentions over
coming years. Such techniques are not recommended, and are particularly
questionable when used to inform projections into the medium and long term — e.g
where interviewees are asked about their housing intentions or expectations more
than three years into the future.” (4.6)

(This caution would be even more relevant to projections that include the housing
intentions or expectations of the interviewee’s children, as is sometimes the case.)

The Use of Local Administrative Data
The author of the Guidance quotes his own research which showed that:

“..housing registers (waiting lists) remained the most important practical source of
information on social housing need across the country..... However, the research
also indicated that the full potential of local administrative systems was often not
realised, and obtaining information analysed in ways that would be most useful is
often difficult if not impossible. In the medium term, it is important that local
authorities and other agencies invest some effort in improving the reliability,
consistency and flexibility of information flow from these systems, in addition to
whatever resources they may invest in commissioning new surveys.” (6.1)
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He then goes into some considerable detail on using “the most important tool for
recording and monitoring demand for social housing, the housing register or waiting
list” as well as other administrative sources such as homelessness, new and existing
tenants, Right to Buy sales, referrals from other agencies, and turnover/re-lets and
voids information. As well as explaining the value of these sources, the Guidance
provides a number of recommendations for improvements that will ensure greater
value can be obtained from them.

The acknowledged difficulty in using administrative data will undoubtedly be the main
reason why they have been so little used in most assessments, but there has been
very little evidence of the recommended investment in improvements.

Emerging Replacement Guidance

Although still in draft form, this firmly reinforces the key messages from the 2000
Guidance and the 2004 Housing Market Assessment Manual. The Introduction
explains that:
“It sets out an integrated approach that assesses housing need and demand
in all housing sectors — owner occupied, private rented and affordable — and
a means of understanding the key relationships and balances within the
housing market system...

..encourages authorities to assess housing need and demand in terms of
sub-regional housing market areas...

..sets out a methodology for assessment that is relevant at the regional, sub-
regional and local levels....

...sets out an approach that recognises the practical constraints to
undertaking housing market assessments by promoting the use of secondary
data...

...sets out an assessment framework which utilises secondary data where
possible. This means that partnerships should not need to undertake large-
scale primary data collection exercises such as household surveys to achieve
the requirements of this assessment, provided that they have sufficient
information from other sources to estimate housing need and demand.”

Definitions — Extracts from Annexe B of PPS3
Affordable Housing

“ Affordable housing includes social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable
housing should:

- Meet the needs of eligible households including availability at a cost low enough
for them to afford, determined with regard to local incomes and local house
prices.

- Include provision for the home to remain at an affordable price for future eligible
households or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision.”
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Social rented housing

“Rented housing owned and managed by local authorities and registered social
landlords, for which guideline target rents are determined through the national rent
regime...... It may also include rented housing owned or managed by other persons
and provided under equivalent rental arrangements to the above, as agreed with the
local authority or with the Housing Corporation as a condition of grant.”

Intermediate affordable housing
“Housing at prices and rents above those of social rent, but below market price or
rents, and which meet the criteria of the above. These can include shared equity

products (eg Homebuy), other low cost homes for sale and intermediate rent.”

These definitions replace guidance given in Planning Policy Guidance Note 3:
Housing (PPG3) and DETR Circular 6/98 Planning and Affordable Housing.

The definition does not exclude homes provided by private sector bodies or provided
without grant funding. Where such homes meet the definition above, they may be
considered, for planning purposes, as affordable housing. Whereas, those homes
that do not meet the definition, for example, ‘low cost market’ housing, may not be
considered, for planning purposes, as affordable housing.”

The terms ‘affordability’ and ‘affordable housing’ have different meanings.
‘Affordability’ is a measure of whether housing may be afforded by certain groups of
households. ‘Affordable housing’ refers to particular products outside the main
housing market.

Market housing

“Private housing for rent or sale, where the price is set on the open market.”
Housing demand

“The quantity of housing that households are willing and able to buy and rent.”
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Appendix 5:

Income Requirements and Monthly Costs for 1 and 2 b
properties in each District

Income multipliers and interest rates are as set out in 6.5 of the main report, and for rental

edroom

values the single income requirement is based on rent being equal to 25% of gross income,
with the same relationship between single and joint incomes as for purchase.

Bromsgrove
lbedatLQ
1 bed at 75% LQ
1 bed at 50% LQ
1 bedrent at LQ
2 bedat LQ
2 bed at 75% LQ
2 bed at 50% LQ
2 bedrentat LQ

Malvern Hills
1bedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
lbedrentatLQ
2 bedat LQ

2 bed at 75% LQ
2 bed at 50% LQ
2bedrentatLQ

Redditch
lbedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
lbedrentatLQ
2 bed at LQ

2 bed at 75% LQ
2 bed at 50% LQ
2 bedrentat LQ

Stratford on
Avon
1bedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
1 bedrent at LQ
2 bedatLQ

2 bed at 75% LQ
2 bed at 50% LQ
2bedrentatLQ

Price
£94,000
£70,500
£47,000

£131,000
£98,250
£65,500

Price

£114,000
£85,500
£57,000

£158,000
£118,500
£79,000

Price
£90,000
£67,500
£45,000

£117,000
£87,750
£58,500

Price

£106,000
£79,500
£53,000

£151,000
£113,250
£75,500

95%

mortgage
£89,300
£66,975
£44,650

£124,450
£93,338
£62,225

95%
mortgage
£108,300
£81,225
£54,150

£150,100
£112,575
£75,050

95%

mortgage
£85,500
£64,125
£42,750

£111,150
£83,363
£55,575

95%
mortgage
£100,700
£75,525
£50,350

£143,450
£107,588
£71,725

Single

Income
£25,514
£19,136
£12,757
£18,720
£35,557
£26,668
£17,779
£25,200

Single

Income
£30,943
£23,207
£15,471
£17,040
£42,886
£32,164
£21,443
£25,440

Single

Income
£24,429
£18,321
£12,214
£19,008
£31,757
£23,818
£15,879
£24,336

Single

Income
£28,771
£21,579
£14,386
£21,600
£40,986
£30,739
£20,493
£27,600

Joint

Income
£30,793
£23,095
£15,397
£22,593
£42914
£32,185
£21,457
£30,414

Joint

Income
£37,345
£28,009
£18,672
£20,566
£51,759
£38,819
£25,879
£30,703

Joint

Income
£29,483
£22,112
£14,741
£22,941
£38,328
£28,746
£19,164
£29,371

Joint

Income
£34,724
£26,043
£17,362
£26,069
£49,466
£37,099
£24,733
£33,310

Monthy

Cost
£529
£396
£264
£390
£737
£553
£368
£525

Monthy
Cost

£641
£481
£321
£355
£889
£666
£444
£530

Monthy

Cost
£506
£380
£253
£396
£658
£494
£329
£507

Monthy
Cost

£596
£447
£298
£450
£849
£637
£425
£575
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Warwick
1bedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
lbedrentatLQ
2 bed at LQ

2 bed at 75% LQ
2 bed at 50% LQ
2 bedrentatLQ

Worcester City
lbedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
1 bedrent at LQ
2 bed at LQ

2 bed at 75% LQ
2 bed at 50% LQ
2 bedrentat LQ

Wychavon
1bedatLQ

1 bed at 75% LQ
1 bed at 50% LQ
1 bedrent at LQ
2 bedat LQ

2 bed at 75% LQ
2 bed at 50% LQ
2bedrentatLQ

Wyre Forest
lbedatLQ
1 bed at 75% LQ
1 bed at 50% LQ
lbedrentat LQ
2 bed at LQ
2 bed at 75% LQ
2 bed at 50% LQ
2 bedrentat LQ

South HMA
1bedatLQ
1 bed at 75% LQ
1 bed at 50% LQ
1 bedrent at LQ
2 bedatLQ
2 bed at 75% LQ
2 bed at 50% LQ
2bedrentatLQ

Price

£112,000
£84,000
£56,000

£152,000
£114,000
£76,000

Price
£95,000
£71,250
£47,500

£144,000
£108,000
£72,000

Price

£100,000
£75,000
£50,000

£141,000
£105,750
£70,500

Price
£84,000
£63,000
£42,000

£121,000
£90,750
£60,500

Price
£97,000
£72,750
£48,500

£141,000
£105,750
£70,500

95%
mortgage
£106,400
£79,800
£53,200

£144,400
£108,300
£72,200

95%

mortgage
£90,250
£67,688
£45,125

£136,800
£102,600
£68,400

95%

mortgage
£95,000
£71,250
£47,500

£133,950
£100,463
£66,975

95%

mortgage
£79,800
£59,850
£39,900

£114,950
£86,213
£57,475

95%

mortgage
£92,150
£69,113
£46,075

£133,950
£100,463
£66,975

Single

Income
£30,400
£22,800
£15,200
£22,080
£41,257
£30,943
£20,629
£28,560

Single

Income
£25,786
£19,339
£12,893
£20,400
£39,086
£29,314
£19,543
£25,200

Single

Income
£27,143
£20,357
£13,571
£19,488
£38,271
£28,704
£19,136
£25,200

Single

Income
£22,800
£17,100
£11,400
£16,800
£32,843
£24,632
£16,421
£21,600

Single

Income
£26,329
£19,746
£13,164
£20,400
£38,271
£28,704
£19,136
£26,400

Joint

Income
£36,690
£27,517
£18,345
£26,648
£49,793
£37,345
£24,897
£34,469

Joint

Income
£31,121
£23,341
£15,560
£24,621
£47,172
£35,379
£23,586
£30,414

Joint

Income
£32,759
£24,569
£16,379
£23,520
£46,190
£34,642
£23,095
£30,414

Joint

Income
£27,517
£20,638
£13,759
£20,276
£39,638
£29,728
£19,819
£26,069

Joint

Income
£31,776
£23,832
£15,888
£24,621
£46,190
£34,642
£23,095
£31,862

Monthy
Cost

£630
£472
£315
£460
£855
£641
£427
£595

Monthy

Cost
£534
£401
£267
£425
£810
£607
£405
£525

Monthy
Cost

£562
£422
£281
£406
£793
£595
£396
£525

Monthy

Cost
£472
£354
£236
£350
£681
£510
£340
£450

Monthy
Cost

£546
£409
£273
£425
£793
£595
£396
£550
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Appendix 6.

Analysis of Land Registry data — 2005/6 completions and
2003/6 price increases — by house type for each dis  trict

Sales Completed in 2005/6

The Land Registry data has been tabled to show the proportion of properties of each
type, by price band, sold in 2005/6. While this is not necessarily representative of
the housing stock as a whole, it certainly provides a valid comparison between the
different areas, especially for those house types that might be expected to make
some contribution to the needs of first time buyers:

All Property Types

Table A6.1: - Proportions of all sales by Price Ban  d — Local Housing Market

Local <£100k £100- <£120k £120- £140- >£160k Total No.
Housing Mkt 120K 140k 160k of Sales
Worcester 7% 30% 37% 19% 14% 49% 2,541
Warwick 3% 6% 9% 10% 13% 68% 2,580
Wyre Forest 12% 18% 30% 16% 13% 41% 1,843
Redditch 16% 19% 35% 13% 15% 37% 1,665
Stratford 3% 4% 7% 7% 8% 78% 1,567
Bromsgrove 5% 12% 17% 15% 13% 55% 980
Malvern 1% 6% 10% 11% 13% 66% 839
Evesham 5% 8% 13% 13% 13% 61% 707
Droitwich 11% 8% 19% 13% 15% 53% 512
Pershore 6% 4% 10% 10% 12% 68% 214
South HMA 7% 11% 18% 13% 13% 56% 13,448

Source: HM Land Registry Bespoke Report

Properties for sale at under £100,000 have become a fairly scarce commodity in
most parts of the sub-region - apart from Wyre Forest and Redditch - and as these
figures will include all properties, regardless of condition, the number that would
meet the equivalent of the social sector ‘decent homes standard’ may be significantly
lower than indicated.

Up to £120,000, the contrast between Wyre Forest and Redditch, plus Worcester,
and the rest of the sub-region becomes more marked, with 30-37% of all sales in
those areas, compared with 10% or less in Stratford, Warwick, Malvern and
Pershore, and 13-19% in the others.

At £160,000 plus, the same pattern is maintained, but Stratford stands out as having
78% of sales above that level.

Flats and Maisonettes
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Table A6.2: Proportions of Flat Sales by Price Ban  d - Local Housing Market

Local <£100k £100- £120-140k £140-160k >£160k Proportion of
Housing Mkt 120K all sales
Worcester 40% 26% 11% 10% 13% 11%
Warwick 8% 22% 20% 12% 38% 20%
Wyre Forest 57% 20% 7% 9% 7% 9%
Redditch 58% 14% 3% 8% 17% 8%
Stratford 13% 20% 22% 20% 25% 11%
Bromsgrove 27% 32% 16% 17% 8% 9%
Malvern 19% 26% 19% 16% 20% 14%
Evesham 46% 35% 10% 3% 6% 9%
roitwich 19% 19% 17% 28% 17% 10%
Pershore 75% 8% 0% 0% 17% 6%
South HMA 27% 23% 15% 13% 22% 12%

Source: HM Land Registry Bespoke Report

Flats make up just under 12% of all sales across the sub-region, ranging from as
high as 20% in Warwick, and 14% in Malvern, to as low as 5.6% in Pershore, and
between 8% and 10.4% elsewhere.

Flats are fairly evenly spread across the price range, overall, with just over a quarter
of sales below £100,000, and the rest split almost equally between £100-140,000
and £140,000 plus, with half of all flat sales below £120,000. A fair proportion of flats
are therefore quite affordable, but half of the total still only amounts to just 800 sales
p.a., or 6% of total sales.

By local housing market area, however, the picture is very different: in Warwick, the
proportion below £100,000 is less than 10% of the total, while in Wyre Forest and
Redditch 57% are below £100,000, with Evesham at 46% and Worcester at 40%.

Conversely, half of all flat sales in Warwick , and almost half in Stratford and
Droitwich , are above £140,000, but less than 10% are above that level in Evesham
and only 16% in Wyre Forest.

It is therefore clear that the supply of relatively affordable flats, such as it is, is largely
confined to Worcester, Wyre Forest, Redditch, and Evesham  — all of which have
below average proportions of flats within their housing stock.

Terraced Houses
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Table A6.3: Proportions of Terraced Sales by Price Band — Local Housing

Market
Local <£100k £100- <£120k £120- £140- >£160k % all
Housing Mkt 120K 140k 160k sales
Worcester 5% 16% 21% 36% 21% 22% 29%
Warwick 2% 5% 7% 13% 23% 57% 26%
Wyre Forest 18% 38% 56% 21% 8% 15% 30%
Redditch 25% 36% 61% 19% 10% 10% 36%
Stratford 3% 5% 8% 14% 15% 63% 29%
Bromsgrove 8% 26% 34% 27% 19% 20% 24%
Malvern 8% 10% 18% 9% 35% 18% 15%
Evesham 2% 12% 14% 33% 20% 33% 26%
Droitwich 19% 19% 38% 17% 28% 17% 10%
Pershore 6% 8% 14% 31% 26% 29% 24%
South HMA 10% 20% 30% 23% 17% 30% 26%

Source: HM Land Registry Bespoke Report

The proportion of sales that are terraced houses ranges widely: from a high of 36%
in Redditch, followed by Wyre Forest and Redditch around 30%, to a low of 10% in
Droitwich and 15% in Malvern.

The proportions in each price band also ranges widely, with two of the areas that
have the highest numbers also having the greatest proportion at the lower end of the
price range:

Over half of all terraced sales in Wyre Forest and Redditch are below
£120,000 (with a significant number below £100,000) and over a third are
below £120,000 in Bromsgrove . (Droitwich also has a third in this price
band, but it has such a small proportion of its total sales that are terraced
houses that this is far less significant.)

Although Worcester has a higher than average proportion of terraced house
sales, it has a much smaller proportion below £120,000. As with Evesham
and Peshore , the much lager proportion is between £120,000 and £140,000.

Stratford and Warwick have less than 10% of terraced sales below
£120,000, and around 60% above £160,000.

Malvern, Evesham and Pershore have just 14% -18% of terraced sales
below £120,000, and in the case of Malvern, this is from a much smaller
proportion of sales that are terraced houses.

This analysis shows that the extent to which terraced houses are available to meet
housing needs at the lower end of the market is extremely variable — only Redditch
and Wyre Forest provide a significant level supply below £120,000.

In Worcester, Bromsgrove, Evesham and Pershore the supply is both
smaller and slightly more expensive.

In Malvern and Droitwich the supply is much smaller, and generally still
more expensive (apart from a very small number in Droitwich).

While Warwick and Stratford have an average level of supply, it is
predominantly at a much higher cost that in the rest of the sub-region.
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Semi-Detached Houses

Table A6.4: Proportion of Semi-Detached Sales by Pr  ice Band — Local Housing
Market

Local Housing <£120k £120- <£140k £140- >£160k % of all sales
Mkt 140k 160k

Worcester 10% 21% 31% 21% 48% 33%
Warwick 3% 8% 11% 15% 74% 30%
Wyre Forest 19% 24% 43% 27% 30% 34%
Redditch 20% 19% 39% 29% 32% 31%
Stratford 2% 5% 7% 9% 84% 29%
Bromsgrove 10% 19% 29% 21% 50% 31%
Malvern 2% 9% 11% 20% 69% 35%
Evesham 6% 11% 17% 23% 60% 31%
Droitwich 11% 15% 26% 27% 47% 30%
Pershore 5% 8% 13% 18% 69% 28%
South HMA 10% 15% 25% 21% 54% 31%

Source: HM Land Registry Bespoke Report

The proportion of all sales that are semi-detached is consistent around 30%, but, as
with terraced, proportions in each price band vary considerably.

As with the terraced houses, there are a quite significant numbers — around
20% - below £120,000 in Wyre Forest and Redditch, but almost none at all
- 2-3% in Warwick, Stratford and Malvern, and only 5-11% elsewhere.

Below £140,000, the highest proportions are still in Wyre Forest and
Redditch — around 40% - but Worcester, Bromsgrove and Droitwich  are
around 30%, Evesham and Pershore around 15%, with Warwick,
Stratford, and Malvern significantly lower - around 10%.

Again, this analysis shows the varying extent to which semi-detached houses are
available to meet housing need at the lower end of the market:

Only in Redditch, and Wyre Forest do they provide a significant level supply
both below £120,000 and between £120,000 and £140,000.

In Worcester, Bromsgrove, and Droitwch there is a quite a significant
supply below £140,000.

In the other five areas the supply is much smaller, following the pattern for
other house types, with around 70% above £160,000 in Warwick, Malvern
and Pershore, and 84% in Stratford.
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Price Increases 2003/6

Data for 2005/6 is available by both district and |  ocal housing market,
but comparison with previous years is available onl y by district.

The following tables provide more detail to the pos ition as summarised

in the main report at section 6.7

All Property Types

Table A6.5: Average Prices for All Properties: 20  03-6 by district

Local Housing Mkt P003 (July/Sept 2006 (July/Sept) 3 year increase

Worcester £143,635 £183,802 £40,167 28%
Warwick £191,867 £235,845 £43,978 23%
Wyre Forest £147,539 £174,008 £26,469 18%
Redditch £139,615 £160,397 £20,782 15%
Stratford £223,739 £280,873 £57,134 26%
Bromsgrove £198,951 £240,867 £41,916 21%
Malvern £210,701 £262,045 £51,344 24%
Wychavon £183,682 £237,680 £53,998 29%
W.M. Region £134,046 £173,778 £39,732 30%

Source: HM Land Registry Website

Across the region as a whole, the level of increase was 30% for the 3-year period,
compared with just below that level for Worcester (28%) and Wychavon (29%), and
much lower for Redditch (15%) and Wyre Forest (18%). The other 4 districts were
all between 21% and 26%.

The lowest increases occurred in the Districts that had the lowest prices to start with,
resulting in Redditch dropping below the regional average, and Wyre Forest from
10% above to equal to the average.

The district with the highest starting point, and the highest average house price —
Stratford — has shown a slower rate of increase than some other districts, but the
widening gap between the most expensive districts and the cheapest is contrary to
the usual ripple effect of lower price areas catching up with their higher priced
neighbours. This suggests that there may be different market factors applying to
Redditch and Wyre Forest than to other districts.

In the 2-year period 2004/6, which saw a combination of price corrections and quite
modest rates of increase, only one district had a level of increase that was above the
regional average of 9% - Malvern Hills , at 13% - and one that was exactly the same
as the regional average — Worcester .

Taken together with the fact that Worcester and Wychavon are the two districts that
have seen average prices rise fastest over the whole 3-year period, there would
seem to be stronger market pressures in the South Worcestershire area than
elsewhere.
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Flats and Maisonettes

Table A6.6: Average Prices for Flats and Maisonette  s: 2003-6 by district

Local Housing Mkt ?003 ?006 3 years increase
Worcester £85,848 £126,940 £41,092 48%
Warwick £133,837 £160,959 £27,122 20%
Wyre Forest £71,153 £111,395 £40,242 57%
Redditch £78,268 £108,300 £30,032 38%
Stratford £148,395 £172,401 £24,006 16%
Bromsgrove £123,535 £128,683 £5,148 4%
Malvern £123,900 £146,054 £22,154 18%
Wychavon £96,584 £132,343 £35,759 37%

Source: HM Land Registry Website

Worcester, Wychavon, Wyre Forest and Redditch saw rates of increase well
above that for other property types — between 38% and 57% - but that was from
starting points that were substantially below the level of other districts. In
Bromsgrove, where the starting point was much higher, the increase was only 4%.
The result has been a levelling out of prices for flats/maisonettes within
Worcestershire, apart from Malvern Hills , which, together with Stratford and
Warwick, are still much higher than the rest. In these 3 districts the higher price of
flats is probably due to a different stock profile, with a higher proportion of good
quality period properties and a longer tradition of purpose built luxury apartments.

Flats have formed a significantly higher proportion of new building in recent years,
and the 2001 Census showed that only 12.6% of properties across the sub-region
were flats, and by excluding Malvern and Warwick which accounted for a third of
the total, the proportion drops to 11%. From this small base, and with flats
representing a much higher proportion of new building, there is a distinct possibility
that the higher rates of price increases reflect a change to the make up of the stock,
rather than an exceptional rate of increased value for the same type of property.

Terraced Houses

Table A6.7: Average Prices for Terraced Houses: 2 003-6 by district

Local Housing Mkt 2003 2006 3 years increase
Worcester £118,437 £156,950 £38,513 33%
Warwick £155,563 £203,502 £47,939 31%
Wyre Forest £111,424 £130,838 £19,414 17%
Redditch £98,814 £125,241 £26,427 27%
Stratford-on-Avon £152,869 £197,329 £44,460 29%
Bromsgrove £132,431 £168,609 £36,178 27%
Malvern £132,865 £177,613 £44,748 34%
Wychavon £126,137 £165,219 £39,082 31%

Source: HM Land Registry Website

With the (marginal) exception of Wyre Forest , the price of terraced houses in each
district rose faster than all property types taken together. Wyre Forest and Redditch
had the lowest rate of increases, again from the lowest starting point, leaving their
average price in the £125,000 to £131,000 range compared with £157,000 for
Worcester and £165,000 to £203,000 for the rest of the sub-region. Conversely,
Malvern, Stratford and Warwick had the highest rate of increases, again from the
highest staring point.
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Semi-Detached Houses

Table A6.8: Average Prices for Semi-Detached House s: 2003-6 by district

Local Housing Mkt 2003 2006 B years increase

Worcester £135,278 £173,345 £38,067 28%
Warwick £171,507 £221,397 £49,890 29%
Wyre Forest £123,236 £157,350 £34,114 28%
Redditch £122,440 £149,742 £27,302 22%
Stratford-on-Avon £181,445 £235,351 £53,906 30%
Bromsgrove £160,576 £204,556 £43,980 27%
Malvern £158,479 £203,616 £45,137 28%
Wychavon £153,680 £193,297 £39,617 26%

Source: HM Land Registry Website

The price of semi-detached properties in all districts increased at almost the same
rate, or at a slightly higher rate, than all property types taken together, and at a very
consistent 27% to 30% (apart from Redditch at 22%).

Again, there is a significant difference in the average prices in Wyre Forest and
Redditch (£150,000 to £157,000) and the rest of the sub-region - £173,000 for

Worcester and £193,000 to £235,000 for the other districts. There was no reduction
in this disparity, and for Redditch the gap widened further.

Detached Houses

Table A6.9: Average Prices for Detached Properties . 2003-6 by district

Local Housing Mkt P003 P006 B years increase
Worcester £219,451 £262,277 £42,826 20%
Warwick £320,743 £374,771 £54,028 17%
Wyre Forest £254,209 £255,711 £1,502 1%
Redditch £205,890 £242,227 £36,337 18%
Stratford-on-Avon £328,145 £393,925 £65,780 20%
Bromsgrove £301,589 £338,195 £36,606 12%
Malvern £277,347 £355,274 £77,927 28%
Wychavon £257,790 £322,812 £65,022 25%

Source: HM Land Registry Website

Apart from Malvern Hills (with a 28% increase) the rate of increase in the price of
detached properties was slightly lower than for other property types, and the districts
with the lowest rate of increases were Wyre Forest (1%) and Redditch (12%).

In the 5 highest price districts, the average price of a detached property is now in the
£320,000 to £400,000 range, compared with £240,000 to £260,000 for Redditch,
Wyre Forest and Worcester.

It is noticeable that in this category (and to a lesser extent with semi-detached
properties) Worcester drops down the price scale, which is clearly a reflection of its
confined urban character, with a large rural hinterland in other districts meeting much
of its need for higher value properties. This is reflected in the extent to which the
Local Housing Market boundaries extend into Malvern Hills and Wychavon
districts, and conversely, the extent to which the housing profile and housing cost of
those districts reflect the influence of Worcester .
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Appendix 7.

Supply and Demand in the Social Sector

This section provides more background detail, and an explanation of the
methodology, to the findings of Chapter 8 of the main report.

Methodology for Assessing Demand

The number of applicants currently on the waiting list are identified by their current
address and their household composition, and the household composition is
translated into the size and type of property that would normally be most appropriate.
This gives the number of applicants for each property type in each location. Those
who are already in social rented housing are excluded, as are those who are
deemed not to be currently in housing need.

The number of applicants are then compared with the number of properties of each
type and in each location that were re-let in the last full year (to March 31% 2006) to
establish a ratio of need to supply. This ratio is effectively the number of years that
an applicant would have to wait for a suitable property at that annual rate of supply
from re-lets alone.

The first letting of new or re-developed properties are excluded from the analysis, as
they do not represent the rate at which vacancies can be expected to occur within
the existing stock. Re-lets to existing, transferring, tenants are also excluded, as it is
the property that they in turn vacate that is available for a new tenant, and to count
both lettings would over-state the extent to which new tenants can be
accommodated.

Where possible, the information has been collected at the level of individual parish or
post code sector, to enable a more fine grained analysis to be carried out within any
given Market Area or district. By annual updating of these records, this could be
done as and when required, and also for any small group of parishes or post code
sectors, to identify the particular and up to date priorities for a proposed
development.

Annual updating will also smooth out any irregularities in the rate of supply, and also
identify trends that allow for more accurate forecasting of future supply. This will be
particularly important for finer grained analysis where the number of properties will
be quite small and irregularities more pronounced.

At this stage, based on one year only, the ratios should be taken as indicative only,
but at the large scale analysis of whole Local Housing Market Area, the numbers are
large enough to give a reasonable level of certainty that future years will produce
very similar results.

Methodology for Projecting Supply from social re-le ts
A major factor in arriving at the annual shortfall of affordable housing supply is the

projected level of re-lets from within the existing stock: Given the size of the existing
affordable housing stock (almost all of which is social rented) in relation to the
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number of new affordable dwellings which are added each year, a fairly small
change in the rate at which the stock turns over can be more significant than a much
larger change in the rate at which the stock is added to.

Government guidance suggest that a reasonable approach would be to make the
projection on the basis of the average of the last three years, but it also suggests
taking account of recent trends (which have been generally downwards) and notes
that policies might seek to reduce turnover rates (page 89). It also notes the need to
take account of the effect of Right to Buy in reducing the level of stock and hence the
level of total re-lets.

At the stakeholder conference to discuss the initial findings, there was a strong
consensus that the quite distinct overall downward trend in recent years was likely to
continue, as allocation policies now took a longer term view of a household’s
requirement, as part of the effort to create more stable communities.

It was therefore agreed that the projections should be made on the basis of the last
year’s letting in those cases where the trend had been downwards, as averaging in
these circumstances would overstate the likely level of supply.

While the cumulative effect of Right to Buy has clearly been large over the last 25
years or so, the smaller numbers now being experienced will make a negligible
additional impact to overall stock levels and turnover in the next few years, so it was
felt that no adjustment was required on this account.

The annual HIP returns allow for comparison with the previous 3 years, so a 4 year
picture of letting activity can be obtained, and the following tables show how the level
of re-lets to new tenants is arrived at. Lettings to existing tenants, through transfers
and exchanges, are excluded, to avoid double counting, and new social rented
supply is deducted as these do not represent stock turnover. (Future re-lets of new
stock will effectively be cancelled out by lost re-lets through Right to Buy sales)

These tables are applied to the District-based projections set out in Chapter 14.

For the Local Housing Market Area based projections, as set out in Appendix 9, it
was not possible to re-aggregate the information going back three years, so the more
detailed information provided for 2005/6, as shown in Tables 12 and 14, was used
instead.

Category of Letting HIP Cell 2002/3 2003/4 2004/5 | 2005/6
Warwick New LA tenants (secure) D.4 26 17 30 25

New LA tenants (introductory) | D.5 241 223 245 289
New LA tenants (other) D.6 1 1 5 1
Less: LA lets to RSL tenants D.7a2 -93 -19 -14 -12
New RSL tenants D.9 264 242 133 153
Less: New social rent supply | N.2 -136 -89 -49 0
Total re-lets to new tenants 303 375 350 456

As there is no clear trend, the average of the last three years is used, which is 394.
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District Category of Letting HIP Cell 2p02/3 2003/4 2004/5 | 2005/6
Stratford New LA tenants (secure) D.4 0 0 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 0 0 0 0
Less: LA lets to RSL tenants | D.7a2 0 0 0 0
New RSL tenants D.9 366 400 436 404
Less: New social rent supply | N.2 -58 -47 -119 -135
Total re-lets to new tenants 308 353 317 269

As there is a clear downward trend, the latest year ’s figure would normally be used —
269. However, as this figure is much smaller than any of the 3 previous years, during
which there was some fluctuation, it would be advis able to project on the basis of an
average of the last 3 years — which is 313 __ - until the trend position becomes clearer.

District Category of Letting Cell 2002/3 2p03/4 2Dp0 4/5 | 2005/6
Bromsgrove New LA tenants (secure) D.4 189 197 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 59 40 0 0
Less: LA lets to RSL tenants | D.7a2 -5 -4 0 0
New RSL tenants D.9 50 36 206 287
Less: New social rent supply | N.2 -20 -12 -17 -39
Total re-lets to new tenants 273 357 189 248

The trend is generally downwards, although the late st year is much higher than the
previous one, so the average of the last three year s —_231 - has been used.

District Category of Letting Cell 2002/3 2p03/4 2Dp0 4/5 | 2005/6
Malvern New LA tenants (secure) D.4 0 0 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 0 0 0 0
Less: LA lets to RSL tenants | D.7a2 0 0 0 0
New RSL tenants D.9 446 314 285 289
Less: New social rent supply | N.2 -70 -14 -19 -9
Total re-lets to new tenants 376 300 266 280

The trend is generally downwards, although the late st year is slightly higher than the
previous one. As the average for the last three ye  ars (282) is almost identical to the
latest year, the latest figure of 280 __has been used.

District Category of Letting Cell 2002/3 2p03/4 200 4/5 | 2005/6

Redditch New LA tenants (secure) D.4 544 524 540 493
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 1 1 0 0
Less: LA lets to RSL tenants D.7a2 0 -49 -48 -507?
New RSL tenants D.9 122 176 122 175
Less: New social rent supply | N.2 -29 -95 -40 -33
Total re-lets to new tenants 638 557 574 585

As there is no discernible trend, the average of th e last three years — 572 has been
used.
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District Category of Letting Cell 2002/3 2p03/4 200 4/5 | 2005/6
Worcester New LA tenants (secure) D.4 304 322 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 24 48 0 0
Less: LA lets to RSL tenants D.7a2 0 0 0 0
New RSL tenants D.9 89 192 428 344
Less: New social rent supply | N.2 -76 -21 -48 -41
Total re-lets to new tenants 341 541 380 303

As there is a clear downward trend, the latest year s figure of 303 _ has been used.

District Category of Letting Cell 2002/3 2p03/4 200 4/5 | 2005/6
Wychavon New LA tenants (secure) D.4 0 0 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 0 0 0 0
Less: LA lets to RSL tenants D.7a2 0 0 0 0
New RSL tenants D.9 551 516 478 470
Less: New social rent supply | N.2 -59 -86 -49 -69
Total re-lets to new tenants 492 410 429 401

Although the overall trend is downwards, the last t hree year’s figures are very similar,
so the latest year’s figure of 401 has been used.

District Category of Letting Cell 2002/3 2p03/4 200 4/5 | 2005/6
Wyre Forest New LA tenants (secure) D.4 0 0 0 0
New LA tenants (introductory) | D.5 0 0 0 0
New LA tenants (other) D.6 0 0 0 0
Less: LA lets to RSL tenants D.7a2 0 0 0 0
New RSL tenants D.9 816 608 559 574
Less: New social rent supply | N.2 -45 -8 -50 -69
Total re-lets to new tenants 171 600 509 505

As there is a clear downward trend (confirmed by le  ttings for the first 3 quarters of
2006/7 being slightly lower than for the same perio  d in 2005/6) the latest year’s figure
of 505 has been used.




Appendix 8

Estimating Future (Newly Arising) Housing Need

See Separate Report Produced by the Research & Intelligence Unit of
Worcestershire County Council
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Appendix 9 - Affordable Housing Requirements by Loc al
Housing Market Area

The following tables replicate those in Chapter 14, based on Local Housing Market
Areas rather than Districts — with the same assumptions described in footnotes to the
district tables.

It is important to note that some of these tables will significantly understate
the actual requirement for new affordable housing p rovision, as they are based
on meeting only those needs that arise from househo Ids currently resident in
the area, and from households forming from within t he current population.

These tables will not take account of existing hous eholds who have moved
away to find accommodation and who have a legitimat e aspiration to return.
Nor will it take account of either existing or new households from other parts
of the district or sub-region who may have a legiti mate reason to move into the
area — such as being closer to work or family. Ind  eed, a shortage of affordable
accommodation will almost always lead to an underst atement of need, as
households are displaced or deterred.

Conversely, in those areas in which there is greate  r availability of low priced
privately rented accommodation, particularly the la rger urban areas, there will
be an overstatement of need, through the inclusion of those households who
have been either displaced or deterred from higher priced areas.

Table Ap.9.1 — Annual Housing Need & Supply by Tenu  re — Bromsgrove LHMA

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 20 41 61
Newly Forming (Table 18) 240 46 49 40 183 558
Falling Into Need (Table 20) 0 0 0 22 45 67
Annual Gross Need 240 A6 49 82 269 686
Re-sales at Lower Quartile (Table 6) 181 0 0 0 181
Social Re-lets (Table 12) 0 0 0 203 203
From Falling into Need (Table 20) Included | 43 0 0 0 43
From B/log Reduction (Total of 73 from n :’e- 7 0 0 0 7
waiting list x 10%) sales
Total Supply: Existing Stock 181 50 0 0 203 434
Annual Shortfall or (Surplus) 59 (¢3) 49 82 66 252
Annual Need: Subsidised Affordable Housing 148
Annual New Supply 2006/11 N/A 80 N/A
(Table 26)
New Supply post 2011 113 75 188
(Table 26) (at 40%)
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Table Ap.9.2 — Annual Housing Need & Supply by Tenu

re — Malvern LHMA

Source Buy Private Buy Buy Social Total
100% | Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 8 16 24
Newly Forming (Table 18) 103 66 34 4 152 359
Falling Into Need (Table 20) 0 0 0 14 27 41
Annual Gross Need 103 66 34 26 195 124
Re-sales at Lower Quartile (Table 6) 212 0 0 0 212
Social Re-lets (Table 12) 0 0 0 182 182
From Falling into Need (Table 20) Incl.in | 27 0 0 0 27
From B/log Reduction (Total of 54 from rel 5 0 0 0 5
waiting list x 10%) sales
Total Supply: Existing Stock 212 32 0 182 26
Annual Shortfall or (Surplus) (109) 34 34 26 13 2)
Annual Need: Subsidised Affordable Housing 39
Annual New Supply 2006/11 N/A 60 N/A
(Table 26)
Annual New Supply post 2011 91 61 152
(Table 26) (at 40%)

Table Ap.9.3 - Annual Housing Need & Supply by Tenu

re — Redditch LHMA

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 42 84 126
Newly Forming (Table 18) 356 39 69 84 270 818
Fall Into Need (Table 20) 0 0 0 105 210 315
Annual Gross Need 356 39 69 231 564 1259
Re-sales at Lower Quartile (Table 6) 444 0 0 0 0 444
Social Re-lets (Table 12) 0 0 0 0 567 567
From Falling into Need (Table 20) Incl. 210 0 0 0 210
From B/log Reduction (Total of 141 from Isnalr:s 14 0 0 0 14
waiting list x 10%)
Total Supply: Existing Stock 444 224 0 567 235
Annual Shortfall or (Surplus) (88) (185) 69 31 (3) 24
Annual Need: Subsidised Affordable Housing 228
Annual New Supply 2006/11 N/A 80 N/A
(Table 26)
Annual New Supply post 2011 197 131 328
(Table 26) (at 40%)
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Table Ap.9.4 — Annual Housing Need & Supply by Tenu

re — Worcester LHMA

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 37 75 112
Newly Forming (Table 18) 392 95 101 80 383 1051
Falling Into Need (Table 20) 0 0 0 99 198 297
Annual Gross Need 392 95 101 216 656 1460
Re-sales at Lower Quartile (Table 6) 638 0 0 0 0 638
Social Re-lets (Table 12) 0 0 0 0 391 391
From Falling into Need (Table 20) !ncluded 198 0 0 0 198
From Bllog Reduction (Total of 272 ;”alrss 27 0 0 0 27
from waiting list x 10%)
Total Supply: Existing Stock 638 225 0 0 391 1254
Annual Shortfall or (Surplus) (246) (130) 101 216 265 206
Annual Need: Subsidised Affordable Housing 481
Annual New Supply 2005/6 N/A 110 N/A
(Table 26)
Affordable New Supply post 2011 440 294 734
(Table 26) (at 40%)

Table Ap.9.5 — Annual Housing Need & Supply by Tenu

re — Droitwich LHMA

Source Buy Private Buy Buy Social Total
100% | Rent 75% 50% Rent
L.Q. LQ. |L.Q.
Backlog Reduction (Table 16) 0 0 0 13 27 40
Newly Forming (Table 18) 85 24 22 14 81 226
Falling Into Need (Table 20) 0 0 0 9 19 28
Annual Gross Need 85 24 22 36 127 294
Re-sales at Lower Quartile (Table 6) 128 0 0 0 0 128
Social Re-lets (Table 12) 0 0 0 0 141 141
From Falling into Need (Table 20) !ncl. 19 0 0 0 19
From B/log Reduction (Total of 88 from !snalrss 9 0 0 0 9
waiting list x 10%)
Total Supply: Existing Stock 128 28 0 0 w1 297
Annual Shortfall or (Surplus) (43) (¢H) 22 36 (14) 3)
Annual Need: Subsidised Affordable Housing 22
Annual New Supply 2006/11 N/A 35 N/A
(Table 26)
Annual New Supply post 2011 30 20 50
(Table 26) (at 40%)

37




Table Ap.9.6 — Annual Housing Need & Supply by Tenu

re — Evesham LHMA

Source Buy Private Buy Buy Social Total
100% | Rent 75% 50% Rent
L.Q. LQ. |L.Q
Backlog Reduction (Table 16) 0 0 0 22 45 67
Newly Forming (Table 18) 146 40 38 24 138 386
Falling Into Need (Table 20) 0 0 0 15 32 47
Annual Gross Need 146 40 38 61 215 500
Re-sales at Lower Quartile (Table 6) 177 0 0 0 0 177
Social Re-lets (Table 12) 0 0 0 0 157 157
From Falling into Need (Table 20) !ncl. 32 0 0 0 32
From B/log Reduction (Total of 250 Esnalr;,es 25 0 0 0 25
from waiting list x 10%)
Total Supply: Existing Stock 177 57 0 0 157 391
Annual Shortfall or (Surplus) (81) a7 38 61 58 (109)
Annual Need: Subsidised Affordable Housing 119
Annual New Supply 2006/11 N/A 60 N/A
(Table 26)
Annual New Supply post 2011 120 80 200
(Table 26) (at 40%)

Table Ap.9.7 — Annual Housing Need & Supply by Tenu

re — Pershore LHMA

Source Buy Private Buy Buy Social Total
100% | Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 6 14 20
Newly Forming (Table 18) 38 10 10 6 35 99
Falling Into Need (Table 20) 0 0 0 5 10 15
Annual Gross Need 38 10 10 17 59 134
Re-sales at Lower Quartile (Table 6) 53 0 0 0 0 53
Social Re-lets (Table 12) 0 0 0 0 79 79
From Falling into Need (Table 20) Incl. 10 0 0 10
From B/log Reduction (Total of 71 from Isnalrgs 7 0 0 7
waiting list x 10%)
Total Supply: Existing Stock 53 17 0 0 79 149
Annual Shortfall or (Surplus) (15) ()] 10 17 (20) (15)
Annual Need: Subsidised Affordable Housing 3)
Annual New Supply 2006/11 N/A 15 N/A
(Table 26)
Annual New Supply post 2011 30 20 50
(Table 26) (at 40%)
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Table Ap.9.8 — Annual Housing Need & Supply by Tenu

re — Wyre Forest LHMA

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. L.Q. L.Q.
Backlog Reduction (Table 16) 0 0 0 39 79 118
Newly Forming (Table 18) 408 80 80 64 312 944
Falling Into Need (Table 20) 0 0 0 57 115 172
Annual Gross Need 408 80 80 160 506 1234
Lower Quartile Re-sales (Table 6) 474 0 0 0 0 474
Social Re-lets (Table 12) 0 0 0 0 566 566
From Falling into Need (Table 20) Included | 115 0 0 0 115
From B/log Reduction (Total of 118 x Isnalrgs 25 0 0 0 25
21% - the average where previous
tenure is known)
Total Supply: Existing Stock 474 140 0 0 566 180
Annual Shortfall or (Surplus) (66) (60) 80 160 (60) 54
Annual Need: Subsidised Affordable Housing 100
Annual New Supply 2005/6 N/A 40 N/A
(Table 26)
Annual New Supply post 2011 113 75 188
(Table 26) (at 40%)

Table Ap.9.9 - Annual Housing Need & Supply by Tenu

re — Stratford LHMA

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. LQ. |L.Q.
Backlog Reduction (Table 16) 0 0 0 88 175 263
Newly Forming (Table 18) 236 59 92 58 248 694
Falling Into Need (Table 20) 0 0 0 43 87 130
Annual Gross Need 236 59 92 189 510 1087
Lower Quartile Re-sales (Table 6) 393 0 0 0 0 393
Social Re-lets (Table 12) 0 0 0 0 269 269
From Falling into Need (Table 20) !ncluded 87 0 0 0 87
From B/log Reduction (Total of 263 x Esnalr;,es 55 0 0 0 55
21% - the average where previous
tenure is known)
Total Supply: Existing Stock 393 142 0 0 269 04
Annual Shortfall or (Surplus) (157) (83) R 189 241 283
Annual Need: Subsidised Affordable Housing 430
Annual New Supply 2006/11 N/A 85 N/A
(Table 26)
Annual New Supply post 2011 223 149 372
(Table 26) (at 40%)
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Table Ap.9.10 — Annual Housing Need & Supply by Ten

& Leamington LHMA

ure — Warwick

Source Buy Private Buy Buy Social Total
100% Rent 75% 50% Rent
L.Q. LQ. |LQ.
Backlog Reduction (Table 16) 0 0 0 69 139 208
Newly Forming (Table 18) 533 113 116 124 490 1397
Falling Into Need (Table 20) 0 0 0 74 150 224
Annual Gross Need 533 113 116 259 779 1829
Lower Quartile Re-sales (Table 6) 646 0 0 0 0 646
Social Re-lets (Table 12) 0 0 0 0 394 394
From Falling into Need (Table 20) !ncluded 150 0 0 0 150
From B/log Reduction (Total of 208 x Isnalrgs 44 0 0 0 44
21% - the average where previous
tenure is known)
Total Supply: Existing Stock 646 104 0 394 1234
Annual Shortfall or (Surplus) (113) (93) 157 259 385 595
Annual Need: Subsidised Affordable Housing 644
Annual New Supply 2006/11 N/A 75 N/A
(Table 26)
Annual New Supply post 2011 374 250 624
(Table 26) (at 40%)
Table AP.9.11 — Summary: All Local Housing Market  Areas
District Need: Need: Annual Affordable Supply: Supply: Post
Buy at | Social | Affordable | 2006/11 (current 2011 (40% of
50% Rent Shortfall policy) number and % total) number
L.Q. shortfall and % shortfall
Bromsgrove 82 66 148 80 54% 75 51%
Droitwich 36 (14) 22 35 159% 20 91%
Evesham 61 58 119 60 50% 80 67%
Malvern 26 13 39 60 154% 61 156%
Pershore 17 (20) (3) 15 N/A 20 N/A
Redditch 231 (3) 228 80 35% 131 57%
Stratford 189 241 430 85 20% 149 35%
Warwick &
Leamington 259 385 644 75 12% 250 39%
Worcester 216 265 481 110 23% 294 61%
Wyre Forest 160 (60) 100 40 40% 75 75%
Total 1,277 931 2,208 640 29% 1155 52%
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