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����� It’s the economy, Stupid !

Derek Long 
Head of North 

National Housing Federation

derekl@housing.org.uk
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!�
����� Northern Economic Challenge

< Ave % % %

GVA in work Unem Incap

UK - 74.6 2.4 7.6

Y&H £10.3b 74.1 2.7 8.0

NW £10.1b 73.8 2.6 10.5
NE £ 8.8b 69.9 3.3 11.5

�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

�

�

!�
����� Growth in Graduate Pop.
Change in % of working age population with degree l evel qualifications 1991-2001
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Change % (England = 6.42)

�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

�

�



�

� @

!�
���9� Affordable Housing and prosperity

• Unaffordable housing = wage pressures = 
declining Northern competitiveness

• Northern house prices rose > 6 times 
average income in the past decade

• 42% Waiting list rises 1997-06 = more 
viscous labour market – can’t move –
become bankrupt

• Low demand housing = signal not to invest
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!�
���=� The HA Industry

• >400 HAs based in the North
• owning >550,000 homes
• Worth £6 Billion
• £1 billion SHG Investment 2006/8

• 6 of England's largest 20 HAs
• strategic employers 

• 28,000 staff

• 60% female  - 8.6% BME

�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

�

�

!�
���>� Training to meet skills shortages

YH Housing associations 2003-08 will have:
- Trained 8400 people
- Helped 900 to reach formal qualifications

Accent’s Youth Build project Bradford
- 388 young people
- 479 qualifications
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���%� Breaking down barriers with training
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!�
���@� Real employment

YH Housing associations 2003-08 will have:

- Created > 2500 jobs

- Advised 50 business start ups

SYHA in partnership with LOCAL:Longley Estate

- Using 80% LLIC

- 10 residents moved into full time employment
- With NVQs
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!�
���A� Once in a lifetime chances

• Northern Housing Challenge must 
– Differentiate affordable housing for key ec groups

– Integrate housing with growth hotspots
– Use housing to help SME formulation

• Cave Review of regulation must
– Allow HAs freedom to act as social enterprises

• Communities England must
– Link land supply with growth poles
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!�
����$� Bet you can’t answer these

• Are LAs ready to see increasing affordable 
housing – S106, cheaper land – as crucial to 
their economic futures ?

• Is Government capable of moving from short 
term numbers to long term holistic investment ?

• Are emerging regional arrangements capable of 
marrying housing, planning, transport, ec
development ?

• Will planners and housing providers ever speak 
the same language ?s
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Affordable Housing
The West Midlands Experience

Colin Davis
Director

Solutions Together Limited

Consultancy to the Public Sector
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!�
����� West Midlands Strategic 
Approach

• RSS adopted June 2004, RHS 2005
• RHS & RSS use shared evidence base
• 2003 based ONS household formation 

figures 

• RSS partial review – option consultation 
stage – complete Summer 2008

• 4 strategic Housing Market Areas 
identified
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Housing Market Areas 
in the West Midlands

WEST

NORTH

CENTRAL

SOUTH
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Affordability (or lack of!)

Ratio of lower quartile prices to lower quartile income

Birmingham3.156.366.023.02Sheffield

Stoke2.154.503.662.11Hull

Bridgnorth5.7911.2610.015.41Harrogate

East Staffs3.106.017.823.60Selby

West Mids3.626.785.803.08Y & H

2000200620062000
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!�
���=� West Midlands 
What Did We Do?

• 6 Housing Market Area Partnerships (Central 
HMA x 3)
– Local authorities, RSLs, GOWM, Housing 

Corp, Voluntary Sector, Developers
• Affordable Housing Group – Guide to 

Delivery of Affordable Housing 
• Housing & planning joint working – Housing 

Reference Group for RSS partial review
• Regional Assembly now responsible body 

for both strategic housing & planning policy
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Board

How It All Works
Regional Assembly

Regional Planning Partnership

Regional Planning Executive

Regional Advisory Group

Regional Planning 
Officers Group

Contributing Groups

•RSS Task & Reference Groups

e.g. Housing, Equality & 
Diversity

Regional Housing Partnership

Regional Housing Advisory 
Forum

Regional Housing Executive

Contributing Groups

•Housing Market Area     
Partnerships x 4

•Regional BME Network

•Rural Housing Network

•Affordable Housing Group

•Voluntary & Community 
Sector Housing Network

Joint 
Meetings
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���%� WE NEED A CUNNING PLAN
(or don’t stick your head in the sand!)

And, in the immortal words of Baldrick ……..
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South HMAP

• Key issue is affordable housing
• Sub-regional Investment Strategy under 

development
• This will inform:

– Regional Allocation Strategy for HIP & AHP
– RSS partial review
– WMRA response to CSR 2007

• Local housing markets identified – PPS3
• South HMAP joint housing market assessment + 

RHB grant
• Joint bids  e.g. choice based lettings
• Worcestershire Local Area Agreement targets
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���A� Primary Delivery Mechanisms
• RSL development – AHP funded + own 

resources
• AHP funded private sector developer 

schemes
• South Shropshire DC joint venture company
• S106 planning obligations

– SPG/SPD set thresholds to trigger 
affordable housing requirements

– Must be supported by evidence from 
robust market assessment

• Rural exemption sites
• Planning Gain Supplement - consultations
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SPG/SPD & S106 Obligations

• Malvern Hills – 50% affordable housing 
on sites of 15 (0.5ha) urban or 5 (0.2ha) 
rural

• Walsall – east/west split between 
tenure options i.e. shared ownership or 
social rented

• Bromsgrove & Warwick – 100% 
affordable housing as already 
exceeding RSS trajectories
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Developer Negotiations

• Have clear published policy
• Train staff – planning, housing, legal
• Play hardball
• Open book requirement
• Seek independent valuation advice
• Recognise that developers must make a reasonable 

profit
• Take account of site abnormals
• Balance between tenures affects value of site
• Have standard S106 agreements ready to minimise 

delay
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Rural Issues

• Gentrification & cottages to castles
• Affordability

– Low incomes in traditional industries
– Car poverty

• Settlement hierarchy & sequential test -
yet all parish need surveys reveal local 
need

• NIMBYism 
• Overcoming the obstacles
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How to Deliver Rural Schemes

• Appoint Rural Housing Enablers (Rural Community 
Councils)

• Control plot values – Housing Corporation North 
Region = £5k max. for grant aid

• Consult & involve the community from first 
principles

• Parish Council housing need survey supported by 
the Rural Housing Enabler

• Local community project groups
– Choice of development partner
– Involvement in design

• Rural lettings policy – local connection, onion ring  
principle

• Communication & information
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Political & management 
commitment

Right policy framework

Planning & housing working as one

Take the tough decisions

How to Move Forward
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����=� Contact
Colin Davis
Solutions Together Limited
Marlbank, Horse Road
Wellington Heath, Ledbury
Herefordshire HR8 1LP

Tel:        01531 630267
Mobile:  07969 120276
Email:    cdavis@solutionstogether.co.uk

Consultancy to the Public Sector
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Bringing It Together 
- Planning for Housing Markets

Professor Ian Cole
CRESR

Sheffield Hallam University
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Why housing matters…

� the boundary between the personal and the 
public realms

� expensive

� geographically fixed

� an emblem of social status

� an inflexible asset

� ..for increasingly flexible lifestyles
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Why housing markets matter

� property values as a composite indicator of 
neighbourhood health

� a source of constant fascination
� transcends administrative boundaries
� and dictates of rationality
� measures and models can be formulated
� ..but are prone to be defeated by perceptions, 

aspirations, instincts and the intangible
� challenging the robustness of any long- term 

strategy
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Developing a focus on housing market 
change

� trends are more important than baselines, and flows  rather 
than stocks

� need to explore frictional pressures between demand  and 
supply trends, and how they might be mediated

� attempt to distinguish between cyclical and transfo rmational 
patterns

� and the growing importance of the ‘cultural’ over th e 
‘economic’ in mobility decisions

� requires accessible, updateable, cross-tenure, 
neighbourhood based approach to monitoring change

� .. and then linking this to proposed interventions

�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

??????????????????????????????�

�

�

!�
���=�

������������	
�������

��������
����������	�
���
��������

The consequences of change….

For markets moving up….
� affordabilty
� gentrification
� displacement

For markets moving down…
� out-migration
� polarisation
� residualisation
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Rationale for effective investment…..

� focus on where trends are on the turn

� future-focused not remedial

� work with the grain of market change

� and key household groups
� and acknowledge the tenacity of 

neighbourhood function
� not through heroic assumptions about 

‘marketing place’
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Key household groups..
� students/recent graduates
� ‘cultural entrepreneurs’
� emergent households from BME communities
� in-migrants: nationally and internationally
� ‘family builders’
� ‘empty nesters’
� asylum seekers and refugees
� asset-rich
� asset-less
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Key housing sub-markets..

� overheating: ‘top end’ and ‘overcrowded’

� city (and town) centre investor markets

� one-dimensional markets
� weak demand markets

� inner and outer suburban markets

� ‘quality of place’ markets

�
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Some starters for debate about strategic 
priorities for the region…

� deflect demand from overheating urban and rural 
areas

� enhance ‘second tier’ rural areas
� create viable urban alternatives for pressurised 

BME communities
� improve inner urban offer as move-on for 

apartment dwellers
� selectively restructuring of disadvantaged 

neighbourhoods 
� use historical attributes to enhance equality of 

place – not as museums
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� ..now over to Jeff to see how it can be 
done!  
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����� National Housing & Planning Advice Unit: 

Building Awareness for the Future

kevin.williamson@nhpau.gsi.gov.uk

Kevin Williamson
Chief Executive
NHPAU

February 2007 �
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!�
����� 3 years on from the Barker review of housing 
supplyaffordability remains a key concern

Building awareness for the future

Lower quartile house price to earnings ratio

HM Land Registry & ONS (2006) 
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!�
����� While the number of new dwellings 
completed is on the rise

Building awareness for the future
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!�
���9� The significance of the challenge ahead 
cannot be underestimated

Building awareness for the future

Yvette Cooper MP September 2006

“…..building just at current levels would mean 
the proportion of thirty year old couples able to 
afford their own home would fall from over 50 
per cent today to nearer 30 per cent in twenty 
years time. That is unsustainable.”
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!�
���=� A wide-ranging programme to tackle the 
affordability problem is being implemented

The Regions and Government are overseeing
delivery of several key initiatives: 

• Growth Areas and Growth Points

• New affordable housing provision

• Housing Market Renewal  

• Community Infrastructure Fund

• Development of the planning gain supplement regime

Building awareness for the future
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!�
���>� NHPAU has now been created as part of that 
concerted effort

NHPAU’s objective is to advise Government and 
the Regions on the implications for the level and 
broad distribution of future house building of the 
Government’s national ambitions for long-term 
market affordability and housing supply. 

Building awareness for the future
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���%� The starting point for the Unit is the 
Government’s aspiration on affordability 

Building awareness for the future

Planning Policy Statement 3 identifies one of the 
Government’s four Strategic Housing Policy Objectives as:

To improve affordability across the housing market, including 
by increasing the supply of housing.

PPS 3 also requires the NHPAU to provide advice to Regional 
and Local Planning Bodies about the impact of their housing 
provision proposals on affordability in the region.
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���@� In partnership, we will develop tools 
relevant to affordability at a regional level    

Building awareness for the future

Reading University Affordability Model - 2005
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!�
���A� We will develop the evidence base and lead 
new research on affordability and supply

• The aim is to achieve an accepted and consistent 
approach to considering affordability in the planning 
process.

• That will involve learning from and proactively 
spreading best practice.

• In addition to the core econometric methodology, 
NHPAU will lead work to consider specific facets of 
affordability.

Building awareness for the future
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!�
����$� The NHPAU will be measured by the quality 
and utility of its independent expert advice

The Unit’s key outputs will include:

• Advice and guidance to policy makers and 
practitioners in the Regions and Government

• Appearance at Examinations in Public

• An evidence and research base

• Regular reports and papers 

Building awareness for the future
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!�
������ Our Board is in place and is beginning to 
shape the NHPAU programme

Stephen Nickell (Chair)

Glen Bramley
Paul Cheshire
Bob Lane
Max Steinberg
Peter Williams

Building awareness for the future
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!�
������ The Board will be supported by a small 
technical unit

Building awareness for the future

THE BOARD

Chief Executive

Head of Board 
Secretariat and Unit 

Manager

Statistical Advisor Economic Advisor Economic Advisor Geographer / Spatial 
Planning Advisor

Principle Researcher

Planning System 
Advisor

Assistant Economic 
Advisor

Assistant Economic 
Advisor

PA to the CEO and 
Unit Support

Assistant Statistical 
Advisor
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!�
������ The NHPAU will be…..

• A resource and centre of expertise

• A contributor to the RSS and wider 
planning process

• A strong advocate for affordability

Building awareness for the future
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Bringing It Together: 
Housing & Planning in Yorkshire and 

The Humber

Isobel Mills
Deputy Regional Director

Government Office for Yorkshire and The 
Humber
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What I am going to cover:

• Government Housing objectives

• Planning for Housing
• Housing Markets

• Affordability

• Urban Transformation

• Housing and Economy
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!�
����� Government Housing Policy Objectives

Key policy goal : to ensure everyone has the opportunity 
to live in a decent home, which they can afford, in a 
community they want to live

To achieve this, Government is seeking to:
• Achieve a wide choice of high quality housing
• Widen opportunities for home ownership
• Improve affordability across the housing market
• Improve the condition of housing in all sectors
• Create sustainable, inclusive, mixed communities in 

all areas
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!�
���9� National Policy Context

• Sustainable Communities Plan (2003)
• Further amplified and reinforced by:

– 5 year plans: Homes for All and People, Places 
and Prosperity (2005)

– Devolution: Local Govt White Paper
– Creating sustainable rural communities
– Tackling climate change
– Discussion Paper from Decent Homes to 

Sustainable Communities
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���=� Planning

• Kate Barker’s review of housing supply
• PPS3 Housing
• Kate Barker’s review of Land Use 

Planning
• Planning White Paper
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���>� Planning for Housing

To achieve PPS3 outcomes we need:
• Visionary and strategic approach
• Market responsiveness

• Collaborative working

• Sustainable development
• Evidence-based approach

• Outcome and delivery focus
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���%� Planning for Housing (cont)

• Not a new agenda to YH …………. but about 
building on what we have achieved to date , 
including:
– Better strategic working at all levels between 

housing, planning and economy
– Market focussed – Pathfinders, Green Corridor, 

Golden Triangle
– Developing the regional evidence base e.g. DTZ 

YH Strategic Housing Market Mapping
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���@� REGIONAL ISSUES

There remains a complex web of high, low and 
changing demand patterns across the Region.

The overarching priority remains to:
• Reverse the long term trend of dispersal
• Transform cities and major towns
But:
• Affordability is a growing issue
• Low demand continues as an issue
• Need to improve housing mix
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���A� Planning for Y&H Housing Markets

• PPS3 emphasis on planning and markets
• Over next year, will produce SHMA for the 

housing markets in YH
• Not about reinventing wheel …….. but 

building on good work done by Pathfinders, 
LAs etc

• Important in providing evidence for RSS,RHS, 
LDFs, Sub Regional Strategies/Investment 
Plans 

• Supported by RHB/GOYH
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����$� STRATEGIC HOUSING MARKETS
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!�
������ Affordability

• Key to creating sustainable communities
• To address affordability, we need to:

– Increase supply – ensuring the right amount of housin g in the 
right places.

– Maximise delivery of affordable housing by exploring all 
available options including

• Capacity through the planning system to meet needs
• Effective use of assets and private sector leverage

• Consideration of alternative sources of funding – Selby PFI; NY Council 
Tax Second Homes

• Greater efficiency and innovation through the RHB/Housing 
Corporation’s Affordable Housing Programme

• Strong, effective collaboration e.g. Golden Triangle Partnership
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������ House Prices/Incomes
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!�
������ Urban Transformation

• We are seeing regeneration of our Cities and 
Towns 

• Need to spread benefits of this urban 
renaissance more widely 

• Work in partnership and differently 
• Bring the private sector alongside the public 

sector 
• Creation of Communities England
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����9� HOUSING AND ECONOMY

• Contribution of housing investment to 
economic development

• Linking houses to jobs

• Northern Way

• Strategy Alignment
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����=� In Summary

• Everyone needs the opportunity to live in a 
decent home, which they can afford, in a 
community where they want to live

• Importance of Planning and Housing Markets
• Tackling Affordability
• Housing contribution to Urban Transformation
• Strategy Alignment
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