Report to:

Sefton
Council

Strategic Housing
Market Assessment

Final Report

October 2019

.g i

Quality Specialist Research






Contents

Contents

8T 4T3 =T 1
0 I 14 € o T LW o1 o o 13
2. Sefton Borough Profile..........cccoimmmiiiiiniicensnrissssss s 19
3. Demographic Trends and Housing Need Projections..........cccouvrrinnnnnnnssssssssssssnnns 43
4. Affordable Housing Need.........coiiiiiiiiiicenes e 61
5. Family Households and Housing MiX .......cccoeommmmiiiiiiniiisemmmns s 85
6. Older People and People with Disabilities...........ccceiiiirmmmmnniinnnnneerer s 109
7. Private Rented SECtOr ......coiviimiiiniiisr s 125
8. Self- and Custom-build ... ——————— 137






Summary

Summary

Introduction

1. This report provides an update to a previous Strategic Housing Market Assessment (SHMA)
completed in 2014. The methodology used in this report responds to the revised National Planning
Policy Framework (NPPF) of February 2019. This continues to set out the Government’s objective to
significantly boost housing supply. The analysis is also mindful of revised Planning Practice
Guidance (PPG) on housing need assessment (February/July 2019) and the relevant PPGs dealing
with housing needs of different groups and housing for older and disabled people (June/July 2019).

2. A key part of the revised NPPF/PPG is the introduction of a Standard Method for the assessment of
housing need. Housing need in the context of guidance (and as used in this report) therefore refers
to “the number of homes identified as being needed through the application of the standard method
set out in national planning guidance, or a justified alternative approach.”

3. The analysis in the report is mindful of Key Policies in the Sefton Local Plan (adopted in April 2017).
Important policies can be summarised as MN1 (Housing and Employment Requirements) which sets
out an overall housing target; HC1 (Affordable and Special Needs Housing) which includes
affordable housing policies and the areas to which they should be applied and HC2 (Housing Type,
Mix and Choice) which amongst other things covers the size of homes expected to be delivered on
market schemes.

4. To provide an evidence base, this report sets out a number of either linked or distinct sections to
cover a range of core subject areas; the sections are summarised below:

e Section 2 — Sefton — Area Profile;

e Section 3 — Demographic Trends and Housing Need Projections;
e Section 4 — Affordable Housing Need;

e Section 5 — Family Households and Housing Mix;

e Section 6 — Older People and People with Disabilities;

e Section 7 — Private Rented Sector (PRS); and

e Section 8 — Self- and Custom-Build

Sefton Borough Profile

5. A range of variables have been considered to look at the profile of the population and housing in the
Borough (and for six sub-areas). Key variables have looked at population, household characteristics,
housing profile and the economic profile of residents.

6. The analysis identifies a relatively old population age structure (although highly variable by area) and
a population decline in the 2007-17 period. There has however been growth in the population aged
65 and over —increasing by 15% in the decade to 2017. Due to the population profile, household
types are concentrated in older age groups; as of 2011, 25% of all households in the Borough were
entirely composed of people aged 65 and over. Households with dependent children and lone parent
households are concentrated in the Bootle and Netherton areas.

Page 1 g



Sefton — Strategic Housing Market Assessment

10.

11.

The tenure profile of the Borough sees a relatively large proportion of outright owners (which will to
some extent be linked to the age structure). There are however significant differences across areas,
with only 46% of households in Bootle being owner-occupiers, compared with 90% of households in
Formby.

The dwelling stock in the Borough is predominantly of larger homes, with a greater average number
of bedrooms and a high proportion of semi-detached homes. This again masks differences across
areas — for example, 3% of homes in Bootle are detached, compared with 42% of homes in Formby.

Overcrowding in the Borough is generally low, and there is a significant level of under-occupation
(39% of all households have at least two spare bedrooms). Under-occupancy is particularly great in
the Formby, whilst overcrowding levels in Bootle and Netherton are high (albeit slightly below the
national average).

The economic profile of the Borough looks to be fairly average in comparison with the regional and
national position in terms of unemployment and the proportion of people in work; whilst levels of
qualifications are also about average when looking across the whole Borough — again there are
some notable sub-area differences.

Overall, the analysis identifies Sefton overall as having many similar characteristics to those seen
regionally and nationally. However, the clear message is that the Borough is highly polarised for
virtually all of the variables studied. There is a clear difference between the less prosperous areas of
Bootle and Netherton in the South and other parts of the Borough. Within the Borough excluding
Bootle/Netherton, Formby in particular has a number of characteristics that set it apart from other
locations. The table below sets out a range of key variables and how they differ across locations (the
highest and lowest figures in each category are highlighted in bold or jtalic/underlined).

Figure 1: Comparing a range of variable across sub-areas

South-
port

Formby

Maghull
/Aintree

Crosby

Bootle

Nether-
ton

Bor-
ough

% population aged 65+

25.6%

31.4%

26.5%

21.7%

15.5%

17.5%

23.1%

% lone parent households

10.7%

7.8%

9.6%

11.2%

18.9%

18.3%

12.5%

% owner-occupiers

73.2%

89.6%

88.0%

73.4%

46.1%

59.3%

71.1%

% social renting

7.0%

2.9%

4.7%

12.7%

35.7%

31.0%

14.5%

Average number of bedrooms

2.73

3.20

2.97

2.97

2.59

2.78

2.83

% detached homes

18.6%

42.3%

14.8%

12.1%

3.0%

5.6%

15.0%

% terracesf/flats

34.1%

11.2%

15.1%

43.4%

74.9%

52.8%

39.6%

% households overcrowded

2.9%

1.1%

2.0%

2.5%

4.2%

3.8%

2.9%

% unemployment

3.9%

2.6%

3.3%

4.8%

8.5%

7.3%

4.9%

% population with no qualifications

22.6%

16.5%

24.0%

21.6%

35.4%

33.6%

25.1%

Source: Range of sources including mid-year population estimates and Census (2011)

12. Overall, the analysis confirms that a ‘one size fits all’ set of policies in terms of housing are unlikely
to be relevant in the Borough. Differences between locations are stark and just from the initial data
analysis it seems likely that local issues will be important in understanding how different areas
function. Analysis to follow in the report therefore typically considers each of the six sub-areas and

sets out the key differences between locations.
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Demographic Trends and Housing Need Projections

13. Over the past five or more years, assessing the level of housing need has been for individual local
authorities (or groups of local authorities) to prepare by following advice in Planning Practice
Guidance (PPG). However, the new National Planning Policy Framework (NPPF) of February 2019
has introduced a Standard Method, based on looking at projected household growth (using 2014-
based subnational household projections (SNHP)) and adjustments based on the level of
affordability in an area.

14. Following the Standard Method suggests household growth of about 557 per annum, plus an uplift of
around 16%" for market signals (affordability). Therefore, the objectively assessed housing need
(OAN) for the Borough as a whole is for 645 dwellings per annum. This calculation has been based
on household growth in the 2018-28 period and a 2017 affordability ratio. Since drafting this report a
revised (2018) affordability ratio has been published; this is now shown as 6.43, which is not much
different from the 6.55 used in the calculation below.

Figure 2: MHCLG Standard Method Housing Need Calculations
Stage in calculation Calculated figures
Households 2018 121,726
Households 2028 127,293
Change in households 5,567
Per annum change 557
Affordability ratio (2017) 6.55
Uplift to household growth 16%
Total need (per annum) 645
Capped 645

Source: Derived from ONS data

15. The figure of 645 dwellings per annum can be compared with the housing target in the Local Plan —
this was for 11,520 dwellings over the 18-year period to 2030 (an annual average of 640 dwellings
per annum, albeit with a stepped trajectory). Given levels of delivery since 2012 (i.e. an accumulated
backlog) the average requirement to the end of the plan period is somewhat higher than the
Standard Method and therefore the current Local Plan would comfortably meet this need. Therefore,
at present the Local Plan target remains reasonable and is certainly not seeking to underprovide
housing. Moving forward to the next Local Plan the Council should look at the Standard Method
figures to inform a future housing requirement.

16. The Standard Method essentially provides the Council with a housing requirement figure for any
future plan rather than this being determined through a locally derived analysis. However, the
number itself does not show how the population of the Borough might develop in the future; it is
therefore of use to understand some of the demographic trends underpinning future population and
household growth and a range of analysis has been undertaken.

1 This is based on a median price:income affordability ratio (using workplace incomes) and has been drawn from published ONS data
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17.

18.

19.

20.

21.

22.

23.

24.

Over the longer-term, the population of Sefton has been falling, although over the past decade or so
population levels have been fairly stable. The 2016-based SNPP projects that the population of the

Borough will increase by about 8,400 people in the period from 2017 to 2036 — population growth is
expected to be focussed in older age groups (the population aged 65 and over).

Alternative scenarios for population growth (e.g. looking at longer-term trends or factoring in more
recent ONS mid-year population estimates (MYE)) suggest that the SNPP is a sound projection and
forms a reasonable view about how demographics might develop in the Borough moving forward.

In converting population growth into household growth (and hence housing need) data from both the
2014- and 2016-based SNHP has been utilised. The older (2014-based) data has been accessed as
there are some doubts about the robustness of 2016-based figures; these latest figures are based
on short-term trends and it has been argued (widely in the planning press) that they build in a degree
of suppression/constraint in the formation of younger households.

Focussing only on the 2016-based SNHP, it is estimated that the housing need in Sefton would be
for around 393 dpa. However, applying the (arguably) less constrained 2014-based data increases
this to 587 dpa. A further scenario where formation rates are partly returned to longer-term trends
(an approach previously widely used) increases the need figure further (to 634 dpa).

As previously noted, DCHLG has suggested that the 2016-based SNHP be set aside in preference
for the 2014-based version when calculating a Standard Method housing need. This report considers
that there is merit in data from both the 2014- and 2016-based projections (particularly the SNPP)
although the 2014-based data should be used for the overall housing need baseline.

On this basis, it is clear that if 645 dwellings per annum are provided moving forward from 2017,
then some very modest increase in net in-migration might be expected. A scenario has been
modelled where population growth is sufficient to fill 645 additional homes, this sees an additional
9,000 people in the Borough (2017-36) and a greater increase in the number of people of working-
age.

A final analysis sought to estimate the number of jobs that would be supported by projected
population growth. Including a number of assumptions around economic participation, commuting,
double jobbing and unemployment, it was concluded that housing delivery in-line with the Standard
Method would be likely to see job stabilisation (i.e. the population growth would continue to support
the number of jobs currently available in the Borough).

Overall, the analysis of housing need based on the Standard Method, including an understanding of
how the population profile might develop does not provide any basis for an early or partial Local Plan
review at the present time.
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Affordable Housing Need

25.

26.

27.

28.

29.

Analysis has been undertaken to estimate the need for affordable housing in the 2017-36 period.
The analysis is split between a ‘traditional’ need (which is mainly for social/affordable rented
accommodation) and is based on households unable to buy or rent in the market and the ‘additional’
category of need introduced by the revised NPPF/PPG (which includes housing for those who can
afford to rent privately but cannot afford to buy a home).

The analysis has taken account of local housing costs (to both buy and rent) along with estimates of
household income. Additionally, when looking at traditional needs, consideration is given to
household projections and estimates of the supply of social/affordable rented housing. For the
additional definition, consideration is given to the size of the private rented sector and the potential
supply (from Land Registry data) of cheaper accommodation to buy.

Using the traditional method, the analysis suggests a need for 391 affordable homes per annum and
therefore the Council is justified in seeking to secure additional affordable housing. The analysis
does however identify a small surplus of affordable housing in Bootle and Netherton, although there
may be a mismatch in terms of the size of homes needed and those available, which justifies a
requirement for additional affordable units in these areas.

Figure 3: Estimated Need for Affordable Housing by sub-area (per annum)
Existin
Current NeV\./Iy househol?js Total Relet
need forming falling Gross Supply Net Need
households | . Need
into need
Southport 46 266 77 389 163 226
Formby 6 61 6 73 13 60
Maghull/Aintree 11 86 17 113 36 77
Crosby 19 137 70 226 153 73
Bootle 18 142 174 334 351 -17
Netherton 15 126 171 313 341 -28
Total 114 819 515 1,448 1,057 391

Source: Census (2011)/CoRe/Projection Modelling and affordability analysis

The estimated level of affordable housing need in this assessment is slightly lower than suggested in
the 2014 SHMA (a need for 434 affordable homes per annum). It is not however considered that this
is a substantial change, with both assessments clearly demonstrating a significant need for
affordable housing across the Borough.

It is suggested that the cost of housing to rent within this group is fixed by reference to local incomes
(and the Living Rent methodology) although rents above Local Housing Allowance limits should be
avoided (to ensure housing affordable to those needing to claim Housing Benefit or the Housing
Cost Element of Universal Credit).
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30.

31.

32.

33.

34.

35.

Using the expanded definition, a surplus of affordable housing is shown — essentially there is already
a substantial stock of ‘cheaper’ homes to buy across the Borough. The analysis did however identify
possible shortfalls in Formby, Maghull/Aintree and Crosby. However, it should be noted that all of the
households in need (in those areas) can actually afford market housing (to rent).

On this basis the analysis suggests that a 10% target for affordable home ownership (AHO) may be
appropriate in some locations (the 10% figure coming from the NPPF) and arguably also in those
areas with an apparent surplus to help diversify the stock. There is no evidence to suggest any figure
higher than the 10%. Overall, it is considered that a 10% AHO target is likely to be appropriate
across the Borough.

If possible, it may be more appropriate for the Council to seek for the 10% of AHO housing to be
made available with some initial upfront capital payment (such as a deposit contribution), rather than
as a discount to Open Market Value (OMV). Such a payment could cover the deposit and other initial
costs and would potentially need to be protected in some way so that the money is not lost if a
household chooses to sell their property (i.e. to ensure that any subsidy is held in perpetuity).
Schemes such as Help-to-Buy could form part of such a package. This would still be targeted at the
same group of households (likely to mainly be those currently privately renting but who would like to
buy.

In terms of setting housing costs in the affordable home ownership sector, it is recommended that
the Council considers setting prices at a level which (in income terms) are equivalent to the levels
needed to access private rented housing. This would ensure that all households in need under the
new definition could potentially afford housing — this might mean greater than 20% discounts from
Open Market Value (OMV) in some locations, most notably in the more expensive parts of the
Borough, although this will to some extent depend of the OMV of newbuild homes.

Overall, the analysis identifies a notable need for affordable housing, and it is clear that provision of
new affordable housing remains an important and pressing issue in the Borough. It does however
need to be stressed that this report does not provide an affordable housing target; the amount of
affordable housing delivered will be limited to the amount that can viably be provided. The evidence
does however suggest that affordable housing delivery should be maximised where opportunities
arise, particularly of affordable housing to rent.

The Council may need to consider updating its viability assessment to see if a target in excess of the
current 30% (outside of Bootle/Netherton) could be adopted. Any viability assessment would need to
take account of the revised definition of affordable housing in the NPPF. Overall, in looking at the
Council’s current affordable housing policy, it is likely that there would need to be some changes as
a result of the NPPF.
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36.

37.

38.

39.

In particular, the policy (outside of Bootle/Netherton) seeks for 30% of housing to be affordable with
an 80:20 split between social/affordable rented and intermediate. If the 30% were retained (and this
would need to be viability tested to take account of any changes in values and the new definition of
affordable housing in the NPPF) then the policy might need to change to something in the region of a
67:33 split between social/affordable rented and affordable home ownership. On the basis of local
housing costs, it would be recommended that as much of the affordable home ownership (AHO) as
possible should be delivered as shared ownership — this is because shared ownership (due to the
subsidised rent element) looks likely to be the most affordable form of AHO in the Borough.

In Bootle and Netherton a lower target of 15% was included in the plan (with a 50:50 split between
tenures). Again, if the 15% is retained then the split might need to be 33:67 between
social/affordable rented and affordable home ownership. Again, it is suggested that shared
ownership is the most suitable form of affordable home ownership in terms of affordability although
as previously noted, it may be more appropriate for the Council to seek for the AHO to be made
available with some initial upfront capital payment (such as a deposit contribution). Additionally, it
should be noted that whilst an overall surplus of affordable housing was shown in Bootle and
Netherton, there was evidence of a shortage of 1-bedroom homes in these areas.

Overall, the Local Plan policy looks to continue to be sound, although changes might need to be
made as a result of the new NPPF. It may also be necessary to undertake a new viability
assessment to test if the overall percentages of affordable housing are relevant. It may be the case
that inclusion of a greater proportion of affordable home ownership products would improve viability
and therefore allow for overall targets to increase.

The Council should also consider if the affordable housing policy should be linked to units rather
than bedspaces, although policies would need to be in place to ensure a reasonable mix of homes.
Given that the need is shown to mainly be for smaller units, a unit-based approach could help to
avoid situations where a developer might seek to provide larger affordable homes (i.e. more
bedspaces) to reduce the overall number of affordable homes. Again, any change in approach
should be viability tested.

Family Households and Housing Mix

40.

41,

The proportion of households with dependent children is about average in Sefton, although there are
notable differences across areas, particularly higher numbers of lone parent households in Bootle
and Netherton. There has been a decrease in the number of ‘family’ households in the past although
there has been notable growth in the number of households with non-dependent children (likely in
many cases to be grown-up children living with parents). Projecting forward, there is expected to be
a fall in the number of households with dependent children (when looking at the 2016-based SNPP);
although higher dwelling provision (i.e. 645 per annum) would be expected to see some increases.

There are a range of factors which will influence demand for different sizes of homes, including
demographic changes; future growth in real earnings and households’ ability to save; economic
performance and housing affordability. The analysis linked to long-term (19-year) demographic
change concludes that the following represents an appropriate mix of affordable and market homes,
this takes account of both household changes and the ageing of the population:
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42.

43.

44.

45.

46.

Figure 4: Suggested Mix of Housing by Size and Tenure
1-bedroom | 2-bedrooms | 3-bedrooms | 4+-bedrooms
Market 5% 30% 45% 20%
Affordable home ownership 25% 40% 30% 5%
Affordable housing (rented) 35% 30% 30% 5%

Source: Derived from Housing Market Model

This mix is considered to largely be relevant in different parts of the Borough, although the evidence
for Bootle and Netherton suggests that social/affordable rented housing provision should focus on 1-
bedroom homes. Overall, the strategic conclusions in the affordable sector recognise the role which
delivery of larger family homes can play in releasing a supply of smaller properties for other
households. Also recognised is the limited flexibility which 1-bed properties offer to changing
household circumstances, which feed through into higher turnover and management issues. The
conclusions also take account of the current mix of housing in the Borough (by tenure).

When compared with the previous SHMA, the figures here generally suggest a slightly larger profile
of housing as being need in all tenures (noting that the previous SHMA did not consider affordable
home ownership). For example, the previous SHMA suggested 5-10% of market homes to have 4+-
bedrooms, whilst this SHMA puts the figure at 20%. The difference will be driven in part by this
SHMA accessing more up-to-date information to set a baseline of data, along with updated
population/household projections which have a slightly greater focus on people of working age (who
tend to live in larger homes).

In terms of the relevant Local Plan policy (HC2) it is not considered that these updated figures
suggest any changes as needing to be made. The current policy seeks for a minimum of 25% of
market homes to have 1- or 2-bedrooms (35% in the table above) and for a minimum of 40% to have
3+-bedrooms (65% above).

The mix identified above could inform strategic policies although a flexible approach should be
adopted. In applying the mix to individual development sites, regard should be had to the nature of
the site and character of the area, and to up-to-date evidence of need as well as the existing mix and
turnover of properties at the local level. The Council should also monitor the mix of housing
delivered.

Based on the evidence, it is expected that the focus of new market housing provision will be on 2-
and 3-bed properties. Continued demand for family housing can be expected from newly forming
households. There may also be some demand for medium-sized properties (2- and 3-beds) from
older households downsizing and looking to release equity in existing homes, but still retaining
flexibility for friends and family to come and stay.
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Older People and People with Disabilities

47.

48.

49.

50.

51.

A range of data sources and statistics have been accessed to consider the characteristics and
housing needs of the older person population and the population with some form of disability. The
two groups are taken together as there is a clear link between age and disability. The analysis
responds to Planning Practice Guidance on Housing for Older and Disabled People published by
Government in June 2019 and includes an assessment of the need for specialist accommodation for
older people and the potential requirements for housing to be built to M4(2) and M4(3) housing
technical standards (accessibility and wheelchair standards.

The data shows that in general, Sefton has higher levels of disability compared with other areas, and
that an ageing population means that the number of people with disabilities is likely to increase
substantially in the future. Key findings include:

33% increase in the population aged 65+ over 2017-2036 (potentially accounting for over 100% of
total population growth);

A need for additional sheltered/retirement housing (currently in the leasehold sector but also for rent
in the future)

A current and future need for housing with care (enhanced sheltered and extra-care housing) in both
the rented and leasehold sectors;

A need for additional care bedspaces; and

a need for up to 780 dwellings to be for wheelchair users (meeting technical standard M4(3))

The table below shows an estimate of the potential need for specialist housing for older people, split
between housing with support (retirement/sheltered), housing with care (enhanced sheltered/Extra-
care) and care home bedspaces. A tenure split between rented (affordable) and leasehold (market)
is also provided for some categories. The analysis shows a current surplus of rented housing with
support, but a need for all types of housing moving through to 2036.

Overall, the analysis shows a need for 3,481 dwellings with support or care (183 per annum) — these
are included within the 645 dwellings per annum and not additional to it. The need for care home
bedspaces (1,442 — 76 per annum) are however considered to be in addition to the 645 per annum
figure. Housing with support/care (e.g. sheltered/extra-care) should therefore be counted against the
housing supply, even if such accommodation is classified as being in a C2 use class.

Focussing specifically on Extra-care housing, this would fall within a ‘housing with care’ category as
used in this report. Overall the analysis identifies a total need for around 1,300 ‘extra-care’ dwellings
to be provided in the 2017-36 period, with around 70% of these to be rented (affordable) housing
and 30% leasehold (market) accommodation.
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Figure 5: Older Persons’ Dwelling Requirements 2017 to 2036 — Sefton (linked to dwelling
provision of 645 per annum)

Hous:
ousing Current | Additional | Shortfall
demand Current 2017
er 1.000 supDl demand shortfall/ demand (surplus)
per 1 PRy (surplus) to 2036 by 2036
75+
Housing with | Rented 82 2,801 2,514 -287 1,150 863
support Leasehold 55 1,167 1,709 542 782 1,324
Housing with | Rented 21 33 657 624 300 925
care Leasehold 12 183 379 196 173 369
Care home bedspaces 106 3,312 3,262 -50 1,492 1,442

Source: Derived from demographic projections and Housing LIN/HOPSR/EAC

52. This would suggest that there is a clear need to increase the supply of accessible and adaptable
dwellings and wheelchair user dwellings. The Council’s Local Plan policy (HC2) requires 20% of new
market homes to be built at M4(2) Standards (on larger sites). This policy does not seem
unreasonable, although given the evidence, the Council could consider (as a start point) requiring all
dwellings to meet the M4(2) standards (which are similar to the Lifetime Homes Standards) and at
least 10% of homes which are allocated by the local authority meeting M4(3). It should however be
noted that there will be cases where this may not be possible (e.g. due to viability or site-specific
circumstances) and so any policy should be applied flexibly.

53. In seeking M4(2) compliant homes the Council should also be mindful that such homes could be
considered as ‘homes for life’ and would be suitable for any occupant, regardless of whether or not
they have a disability at the time of initial occupation.

Private Rented Sector
54. The private rented sector (PRS) accounts for around 13% of all households in Sefton (as of 2011),

below the national average (17%). The number of households in this sector has however grown
substantially (increasing by 64% in the 2001-11 period).

Figure 6: Change in tenure (2001-11) — Sefton
2001 2011
households households Change % change
Owns outright 39,623 42,334 2,711 6.8%
Owns with mortgage/loan 47,046 41,467 -5,579 -11.9%
Social rented 18,649 17,063 -1,586 -8.5%
Private rented 9,616 15,804 6,188 64.4%
Other 1,913 1,262 -651 -34.0%
TOTAL 116,847 117,930 1,083 0.9%

Source: 2001 and 2011 Census
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55.

56.

57.

58.

The PRS has some distinct characteristics, including a much younger demographic profile and a
high proportion of households with dependent children (notably lone parents) — levels of
overcrowding are relativity high. In terms of the built-form and size of dwellings in the sector, it can
be noted that the PRS generally sits somewhere between owner-occupation and the social rented
sector (i.e. homes owner-occupied sector are typically larger, and homes in the social rented sector
smaller). This demonstrates the sector’s wide role in providing housing for a range of groups,
including those claiming Housing Benefit and others who might be described as ‘would be owners’
and who may be prevented from becoming owner-occupiers due to issues such as deposit
requirements.

Additional analysis suggests that rent levels have not changed significantly over time (when looking
at the 2011-18 period) — this would suggest that despite the large increase in the size of the sector,
there is no obvious lack of supply of private rented homes. The increase in the size of the sector
could however have a knock-on effect to the cost of owner-occupation, if for example buy-to-let
homes reduce the supply available for owner occupation, this could drive-up prices. There is limited
evidence that this is occurring.

There is no evidence of a need for Build to Rent housing (i.e. developments specifically for private

rent). However, given the current Government push for such schemes, the Council should consider
any proposals on their merit, including taking account of any affordable housing offer (such as rent
levels and the security of tenure).

This study has not attempted to estimate the need for additional private rented housing. It is likely
that the decision of households as to whether to buy or rent a home in the open market is dependent
on a number of factors which mean that demand can fluctuate over time; this would include
mortgage lending practices and the availability of Housing Benefit. A general (national and local)
shortage of housing is likely to have driven some of the growth in the private rented sector, including
increases in the number of younger people in the sector, and increases in shared accommodation. If
the supply of housing increases, then this potentially means that more households would be able to
buy, but who would otherwise be renting.

Self- and Custom-build

59.

60.

The Government’s self and custom build initiative and the ‘right to build’ is likely to raise the profile of
the self- and custom-build sector. The sector can make a significant contribution to the character of
neighbourhoods, innovations in energy efficiency, new methods of construction and design.

The evidence of the demand for self-build (from both portals and the Council’s self-build register)
suggest that this is relatively minimal. It is however possible that these sources do not fully capture
the extent of the market in the area and increasing the supply could increase awareness of self-build
as an option. The council could consider looking at planning applications for single plot builds to
provide an idea of the level of activity that is hidden from the main available sources.
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61.

62.

The government White Paper “fixing our broken housing market” signals a strengthening of
government support for this sector and illustrates the potential role of small and medium sized house
builders in this sector. These are potentially crucial to the sector and may have the land, expertise
and other resources to kick start and energise the sector. The involvement of small and medium
sized local house builders and registered providers might be instrumental in making larger plots
available.

Given the information available about self- and custom-build in Sefton, the Council’s current policy
(part of HC2) to ‘support proposals for custom or self-build homes on appropriate sites’ seems
reasonable and proportionate.

Overall Summary

63.

64.

65.

66.

67.

Overall, the SHMA identifies that the Standard Method would lead to a housing need for 645
dwellings per annum, slightly above the annualised Local Plan figure, but lower than the ‘residual’
Local Plan need once account if taken of completions since 2012. Overall, the Local Plan is not
under-delivering housing when compared with the Standard Method.

Analysis continues to show substantial spatial differences between different parts of the Borough,
with Bootle and Netherton showing a more ‘deprived’ population and housing stock profile when
compared with more northern parts of the Borough. This would suggest that in policy terms the
Council should continue to consider if different policies are relevant in different parts of the Borough.

The affordable needs assessment continues to show a need for affordable housing in the Borough,
but a surplus in Bootle and Netherton (albeit a shortage of 1-bedroom units for social/affordable
rent). The evidence of a need for affordable home ownership products was far from clear-cut,
however given the clear steer in the NPPF it is recommended that the Council do consider seeking
10% of housing on larger sites as affordable home ownership; where possible such housing would
ideally be in a shared ownership tenure.

The analysis also identifies a need for all sizes of housing within all tenure groups. For market
housing there is a focus on smaller family units, but also some larger (4+-bedroom) homes. For
affordable home ownership the focus should be on 2-bedroom homes (along with 1- and 3-bedroom
accommodation) whilst for social/affordable rented housing the need is particularly for 1- and 2-
bedroom homes.

Finally, the analysis identifies a large and growing older person population. This is likely to drive the
need for additional specialist accommodation in both the rented (affordable) and leasehold (market)
sectors, as well as a need for additional care home bedspaces.
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1. Introduction

1.

Introduction

Introduction

1.1

1.2

Justin Gardner Consulting (JGC) have been commissioned by Sefton Council to provide a Strategic
Housing Market Assessment (SHMA). This is an update to the previous SHMA, completed in 2014.
The methodology used in this report responds to the revised National Planning Policy Framework
(NPPF) of February 2019. This continues to set out the Government’s objective to significantly boost
housing supply. The analysis is also mindful of revised Planning Practice Guidance (PPG) on
housing need assessment (February/July 2019).

A key part of the revised NPPF/PPG is the introduction of a Standard Method for the assessment of
housing need. Housing need in the context of guidance (and as used in this report) therefore refers
to “the number of homes identified as being needed through the application of the standard method
set out in national planning guidance, or a justified alternative approach.”

National Planning Policy Framework (NPPF)

1.3

1.4

1.5

1.6

In February 2019, the government published a revised National Planning Policy Framework. It
identities that local planning authorities should have a clear understanding of housing needs in their
area.

Paragraph 31 of the NPPF states that local planning authorities in preparing and reviewing plans
should ensure that the preparation and review of all policies should be underpinned by relevant and
up-to-date evidence.

In ensuring that Local Plans deliver a sufficient supply of homes strategic policy-making authorities
should establish a housing requirement figure for their whole area, with paragraph 60 stating that ‘To
determine the minimum number of homes needed, strategic policies should be informed by a local
housing need assessment, conducted using the standard method in national planning guidance —
unless exceptional circumstances justify an alternative approach which also reflects current and
future demographic trends and market signals. In addition to the local housing need figure, any
needs that cannot be met within neighbouring areas should also be taken into account in
establishing the amount of housing to be planned for’.

Paragraph 61 further states ‘Within this context, (determining the minimum number of homes
needed) the size, type and tenure of housing needed for different groups in the community should be
assessed and reflected in planning policies (including, but not limited to, those who require
affordable housing, families with children, older people, students, people with disabilities, service
families, travellers, people who rent their homes and people wishing to commission or build their own
homes’.
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1.7

1.8

One significant change in the revised NPPF from the earlier version is a revision of the definition of
affordable housing (Annex 2 of both NPPF). The revised NPPF now includes a series of affordable
home ownership options with the definition of need and paragraph 64 of the NPPF states that
‘Where major development involving the provision of housing is proposed, planning policies and
decisions should expect at least 10% of the homes to be available for affordable home ownership,
unless this would exceed the level of affordable housing required in the area, or significantly
prejudice the ability to meet the identified affordable housing needs of specific groups’.

The NPPF also states that strategic policy-making authorities should establish a housing
requirement figure for their whole area, which shows the extent to which their identified housing need
(and any needs that cannot be met within neighbouring areas) can be met over the plan period.

Planning Practice Guidance (PPG)

1.9

1.10

The PPG explains how key elements of the NPPF should be interpreted. It also assists plan-making
authorities in assessing and evidencing development needs for housing (both market and
affordable), by introducing a standard approach for assessing local housing need. The National
Planning Policy Framework expects strategic policy-making authorities to follow the standard method
in the PPG for assessing local housing need.

It is clear from the NPPF that the Local Housing Need (LHN) derived from the standard methodology
is to act as a minimum and there is scope and indeed it is encouraged for local authorities to provide
housing in excess of this. Paragraph 10 of the PPG sets out the circumstances when a higher figure
than the standard method can be considered. This includes but is not limited to situations where:

“growth strategies for the area that are likely to be deliverable, for example where funding is in place
to promote and facilitate additional growth (e.g. Housing Deals);

strategic infrastructure improvements that are likely to drive an increase in the homes needed locally;
or

an authority agreeing to take on unmet need from neighbouring authorities, as set out in a statement
of common ground;

In addition, authorities should also consider past housing delivery levels and also previous
assessments of need (such as a Strategic Housing Market Assessments (SHMA)). These need to be
taken into account when authorities consider if it is appropriate to plan for a higher level of need than
that suggested by the Standard Method.

In addition to setting out a Standard Method for assessing housing need there are various planning
practice guides that set out how specific elements of analysis should be undertaken. This includes
advice about older people, people with disabilities and the private rented sector. The PPG also sets
out a methodology for assessing affordable housing need; this is noteworthy for largely being the
same as in the previous PPG (linked to the original NPPF) and for not providing any substantive
advice about how to measure need captured under the new Annex 2 (NPPF) definition of affordable
housing (affordable home ownership).
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For clarity, the following main Planning Practice Guides have been used to inform the analysis within
this report:

Housing and economic needs assessment (July 2019)
Housing needs of different groups (July 2019)
Housing for older and disabled people (June 2019)
Housing: optional technical standards (March 2015)

Sefton Local Plan

1.14

The Sefton Local Plan was adopted in April 2017; this sets out how new development will be
managed in the period from 2015 to 2030. There are a number of policies in the Plan that are
relevant to this report, and in some cases were developed on the basis of the previous SHMA
research. Key policies are discussed below:

MN1 HOUSING AND EMPLOYMENT REQUIREMENTS (selected extracts)

Housing Requirement

1. During the period 2012 — 2030 provision will be made for the development of a minimum of 11,520 new
homes in Sefton. The housing requirement will be met at the following average annual rates:

2012-2017: 500 dwellings per annum
2017-2030: 694 dwellings per annum

Policy MN1 sets out a housing requirement for 11,520 dwellings over the 18-year period to 2030 (an
annual average of 640 dwellings per annum. However, the plan includes a stepped trajectory for this
delivery, with a lower average number of homes to be provided in the first five years of the plan and

a higher figure for the final 13 years.

According to the Council’s Annual Monitoring Report (AMR) of 2016/17, from 2012 to 2017, a total of
1,655 additional dwellings (net) were completed — an annual rate of 331 per annum. On the basis of

a housing requirement for 11,520 dwellings this leaves 9,865 to be provided post-2017 (around 759

per annum).
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HC1 AFFORDABLE AND SPECIAL NEEDS HOUSING (selected extracts)

All of Sefton outside Bootle and Netherton

1. For new developments of 15 dwellings or more (or for residential and other conversions involving 15 or
more additional dwellings net) 30% of the total scheme (measured by bedspaces) will be provided as
affordable housing.

2. 80% of the affordable housing should be provided as social rented/affordable rented and the remaining
20% provided as intermediate housing.

Bootle and Netherton

3. Affordable housing will be required as part of proposals for new developments of 15 dwellings or more (or
for residential and other conversions involving 15 or more additional dwellings net) on the basis of 15% of
the total scheme (measured by bedspaces).

4. Affordable housing should be 50% social/affordable rented and 50% intermediate housing.
All Areas

6. Special needs housing can be substituted for up to 50% of the site affordable housing contribution on a
bedspace for bedspace basis.

7. Where extra care or sheltered housing is proposed to be substituted for affordable housing, this must meet
the tenure requirements set out in parts 2 and 4 of this policy.

9. Affordable and/or special needs housing will be provided in accordance with this policy unless a robust
assessment of a scheme’s economic viability confirms that this cannot be achieved.

10. Off-site provision of affordable housing, or a financial contribution of broadly equivalent value, will be
considered where it can be robustly justified, and where the agreed approach contributes to the objective of
creating mixed and balanced communities.

11. In implementing the policy, the Council will have regard to:
a. the definitions and provisions of affordable and/or special needs housing in relevant national guidance
as they may change over time, and
b. changes in the Borough'’s requirements for affordable and special needs housing based on new
evidence of need as set out in future commissioned Strategic Housing Market Assessments or similar
studies.

Policy HC1 sets out policies for Affordable and Special Needs Housing. Of note within this policy is
the different target depending on the location of housing, also the tenure split is different across
areas. Overall, the north of the Borough (areas outside Bootle and Netherton) has a higher target
and for more of this to be rented rather than intermediate housing. One key feature of the policy is
that the affordable requirement is described in bedspaces rather than dwellings. The policies also
allow for some special needs housing to be substituted for affordable housing, but that this housing
should still match the tenure splits in each area.

Finally, and in relation to this report, part 11 of Policy HC1 notes that the implementation of the policy
will have regard to definitions of affordable housing in guidance and also any evidence of the need
for affordable housing. This is important given the changed definition of affordable housing in the
NPPF (which is discussed in this report); this report therefore provides an update to the affordable
needs assessment in the 2014 SHMA.
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HC2 HOUSING TYPE, MIX AND CHOICE (selected extracts)

1. In developments of 25 or more dwellings, the mix of new properties provided must be as follows unless
precluded by site specific constraints, economic viability or prevailing neighbourhood characteristics:

A minimum of 25% of market dwellings must be 1 or 2 bedroom properties
A minimum of 40% of market dwellings must be 3 bedroom properties

These requirements do not apply to wholly apartment/flatted, extra care, and sheltered housing developments.
Any new affordable dwellings are also exempt.

2. In developments of 50 or more dwellings, at least 20% of new market properties must be designed to meet
Building Regulation Requirement M4(2) ‘accessible and adaptable dwellings’.

Policy HC2 considers housing type and mix. The policy sets out some general guidance about the
mix of market homes which looks to ensure that larger developments do have a reasonable balance
of homes. The policy also seeks to ensure that some homes meet the M4(2) Housing Technical
Standard. Both the general mix of housing and the need for accessible and adaptable dwellings (as
well as specialist housing for older people) are issues picked up in this report.

Report Structure

1.20

This report sets out a number of either linked or distinct sections; these are summarised below with a
brief description:

Section 2 — Sefton — Area Profile — Provides background analysis about population and housing in
Sefton to help provide context for the analysis to follow;

Section 3 — Demographic Trends and Housing Need Projections — Reviews a range of data about
population and household growth and sets out the Objectively Assessed Housing Need (OAN) when
using the Government’s Standard Method;

Section 4 - Affordable Housing Need — Updates previous analysis about the need for affordable
housing and builds on this by considering the need under the new expanded definition of affordable
housing in the NPPF;

Section 5 — Family Households and Housing Mix — This section assesses the need for different sizes
of homes in the future, modelling the implications of demographic drivers on need/demand for
different sizes of homes in different tenures. As well as looking at affordable housing need, this
section also considers market size requirements;

Section 6 — Older People and People with Disabilities — Considers the need for specialist
accommodation for older people (e.g. sheltered/Extra-care) and also the need for homes to be built
to Building Regulations M4(2) any M4(3). The section studies a range of data around older persons
and people with disabilities;

Section 7 — Private Rented Sector (PRS) — Analysis of the PRS in terms of characteristics and costs,
and how this has changed over time; and

Section 8 — Self- and Custom-Build — Looks at a range of data to set out the evidence of a demand
for self- and custom-build plots in Sefton.
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1.21

In addition to the groups above, there are a number of groups suggested in the NPPF/PPG that
could be considered in the analysis but are not specifically dealt with in this report. This includes:

Students — Sefton Council does not have significant populations of further education students and
there would not be expected to be any specific housing requirements

Travellers who have ceased to travel — it is considered that this topic is best addressed through a
Gypsy and Traveller Accommodation Assessment.

Caravan and Houseboat Dwellers — In March 2016, CLG published draft guidance on the need for
caravans and houseboats. This is important as it essentially fills the gap in the overall need from
Gypsies and Travellers to cover the full range of households who live in some form of mobile of
temporary accommodation. The 2011 Census show there to be just 40 dwellings in Sefton that
comprised ‘caravans or other mobile or temporary structures’ and of these 33 are occupied.
Additionally, data from CLG identifies no houseboats on the Council Tax Register in 2016. Given
these low numbers, it is not practical to undertake an analysis of the demand for
houseboats/caravans, although this data would suggest that numbers would be low.

Armed Forces — There are no bases in Sefton and the 2011 Census records just 386 armed forces
personnel as living in households. Hence there does not appear to be any specific issue.

Introduction: Key Messages

This report provides an update to a previous Strategic Housing Market Assessment (SHMA)
completed in 2014. The methodology used in this report responds to the revised National Planning
Policy Framework (NPPF) of February 2019. This continues to set out the Government’s objective
to significantly boost housing supply. The analysis is also mindful of revised Planning Practice
Guidance (PPG) on housing need assessment (February/July 2019).

A key part of the revised NPPF/PPG is the introduction of a Standard Method for the assessment
of housing need. Housing need, as used in this report, therefore refers to “the number of homes
identified as being needed through the application of the standard method set out in national
planning guidance, or a justified alternative approach.”

The analysis is also mindful of Key Policies in the Sefton Local Plan (adopted in April 2017).
Important policies can be summarised as MN1 (Housing and Employment Requirements) which
sets out an overall housing target; HC1 (Affordable and Special Needs Housing) which includes
affordable housing policies and the areas to which they should be applied and HC2 (Housing
Type, Mix and Choice) which amongst other things covers the size of homes expected to be
delivered on market schemes.

To provide an evidence base, this report sets out a number of either linked or distinct sections to
cover a range of core subject areas; the sections are summarised below:

Section 2 — Sefton — Area Profile;

Section 3 — Demographic Trends and Housing Need Projections;
Section 4 — Affordable Housing Need;

Section 5 — Family Households and Housing Mix;

Section 6 — Older People and People with Disabilities;

Section 7 — Private Rented Sector (PRS); and

Section 8 — Self- and Custom-Build

VVVYVYVVY
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2. Sefton Borough Profile

2. Sefton Borough Profile

Introduction

21 This section provides some background analysis about population and housing in Sefton (along with
summary information for each of six sub-areas). Data is compared with local, regional and national
data as appropriate. Data can be summarised as covering four main topic headings:

e Population (age/ethnic group)

e Household characteristics (type/tenure)

e Housing profile (size/accommodation type)
e Economic profile

2.2 The sub-areas used in analysis are consistent with those used in previous SHMA research and are
shown on the map below. The areas are built up from groups of wards (as shown).

Figure 2.1: Map and list of sub-areas in Sefton

. Wards within sub-area
© Crown Copyright

Southport:

Ainsdale, Birkdale, Cambridge,
Dukes, Kew, Meols, Norwood

Formby:

Harington, Ravenmeols

Maghull/Aintree:
Molyneux, Park, Suddell

L 1

iy

Crosby:

Blundellsands, Church, Manor,
Victoria

Bootle:

Derby, Linacre, Litherland

Netherton:

Ford, Netherton & Orrell, St.
: . ] Oswald

Source: 2014 SHMA
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Population

2.3 The table below shows the population profile of Sefton in five-year age bands compared with a range
of other areas (data for mid-2017). The data shows a relatively old age structure with particularly
notable differences from ages 50 onwards.

Figure 2.2: Population profile (2017)
Sefton North West England
Population % of population | % of population | % of population
0-4 14,596 5.3% 6.1% 6.1%
5-9 15,514 5.6% 6.2% 6.3%
10-14 14,537 5.3% 5.7% 5.7%
15-19 14,419 5.3% 5.7% 5.6%
20-24 13,653 5.0% 6.5% 6.3%
25-29 16,149 5.9% 6.9% 6.9%
30-34 15,024 5.5% 6.5% 6.8%
35-39 14,331 5.2% 6.1% 6.5%
40-44 14,872 5.4% 5.9% 6.2%
45-49 18,584 6.8% 6.9% 6.9%
50-54 20,869 7.6% 71% 7.0%
55-59 20,596 7.5% 6.5% 6.3%
60-64 18,138 6.6% 5.6% 5.4%
65-69 16,979 6.2% 5.4% 5.2%
70-74 15,527 5.7% 4.8% 4.7%
75-79 11,981 4.4% 3.4% 3.3%
80-84 9,633 3.5% 2.5% 2.5%
85+ 9,187 3.3% 2.3% 2.4%
All Ages 274,589 100.0% 100.0% 100.0%

Source: ONS mid-year population estimates

2.4 The differences between Sefton and other areas can more clearly be seen in the figure below. This
identifies a relatively low proportion of the population aged up to 50 (in all age bands) and higher
proportions for all age bands from about 50 upward.
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2.5

2.6

Figure 2.3: Population profile (2017)
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Source: ONS mid-year population estimates

The analysis below summarises the above information by assigning population to three broad age
groups (which can generally be described as a) children, b) working-age and c) pensionable age.
This analysis shows that, compared with the region and national position, Sefton has a relatively
high proportion of people aged 65 and over (23%) and consequently lower proportions of both
children and people of working-age.

Figure 2.4: Population profile (2017) — summary age bands
Sefton North West England
Population % of population | % of population | % of population
under 16 47,540 17.3% 19.0% 19.1%
16-64 163,742 59.6% 62.5% 62.8%
65+ 63,307 23.1% 18.4% 18.0%
All Ages 274,589 100.0% 100.0% 100.0%

Source: ONS mid-year population estimates

The figure below takes this data forward to look at some differences by sub-area. This focusses on
the population aged 65 and over. The analysis identifies quite a variation in the proportion of people
in this age group in different locations. The proportion aged 65+ varies from 15% in Bootle up to 31%
in Formby.

Page 21 g



Sefton — Strategic Housing Market Assessment

Figure 2.5: Proportion of population aged 65 and over by sub-area (2017)
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Source: ONS mid-year population estimates

2.7 As well as looking at the population profile, analysis has been carried out (below) to look at overall
population change over the 10-year period to 2017 (a 10-year period being chosen as this is a fairly
standard period over which to look at population change). The analysis shows over the period that
the population of Sefton decreased by 0.2%; this compares to increases in the North West (4.8%)
and England (8.2%).

Figure 2.6: Population change (2007-17)

2.8

Pczzgl;;l)on Po(z;ua;)on Change % change
Sefton 275,085 274,589 -496 -0.2%
North West 6,929,277 7,258,627 329,350 4.8%
England 51,381,093 55,619,430 4,238,337 8.2%

The table and figure below show population change by age (again for the 2007-17 period). This
generally identifies the greatest increases to be in older age groups (aged 65 and over) along with

Source: ONS mid-year population estimates

some notable population declines (particularly in the 35-49 age group).
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2.9

2.10

Figure 2.7: Population change by age (2007-17) — 5-year age bands (Sefton)
Population Population
(2007) (201 2) Change % change

0-4 13,660 14,596 936 6.9%
5-9 14,644 15,514 870 5.9%
10-14 17,432 14,537 -2,895 -16.6%
15-19 18,886 14,419 -4,467 -23.7%
20-24 15,031 13,653 -1,378 -9.2%
25-29 13,529 16,149 2,620 19.4%
30-34 13,451 15,024 1,573 11.7%
35-39 18,068 14,331 -3,737 -20.7%
40-44 20,988 14,872 -6,116 -29.1%
45-49 20,711 18,584 -2,127 -10.3%
50-54 18,593 20,869 2,276 12.2%
55-59 17,968 20,596 2,628 14.6%
60-64 17,072 18,138 1,066 6.2%
65-69 14,538 16,979 2,441 16.8%
70-74 13,849 15,527 1,678 12.1%
75-79 11,699 11,981 282 2.4%
80-84 8,114 9,633 1,519 18.7%
85+ 6,852 9,187 2,335 34.1%
All Ages 275,085 274,589 -496 -0.2%

Source: ONS mid-year population estimates

This information has been summarised into three broad age bands to ease comparison. The table
below shows a decrease in the number of children living in the Borough (reducing by about 4%)
along with a decrease in the ‘working-age’ population. The key driver of population growth has
therefore been in the 65 and over age group, which between 2007 and 2017 saw a population
increase of about 8,300 people; this age group increasing in size by 15% over the decade.

Figure 2.8: Change in population by broad age group (2007-17) — Sefton
2007 2017 Change % change
Under 16 49,591 47,540 -2,051 -4.1%
16-64 170,442 163,742 -6,700 -3.9%
65+ 55,052 63,307 8,255 15.0%
TOTAL 275,085 274,589 -496 -0.2%

Source: ONS mid-year population estimates

Additional analysis is provided below to look at the sub-area (for the 2007-17 period). The analysis
shows a falling population in three of the six sub-areas, with a notable decline of 13% in
Maghull/Aintree in just a decade. The strongest population growth has been seen in Crosby and
Bootle; both increasing in excess of 6%. Levels of population growth/decline may to some degree to
be driven by the locations of new housing development over this period. It should be noted that the
ward level data (from which sub-area information has been built-up) shows a very slightly different
estimate of population in 2007 than previously shown.
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2.11

212

Figure 2.9: Change in population (2007-17) by sub-area

2007 2017 Change % change
Southport 89,863 92,050 2,187 2.4%
Formby 24,170 23,850 -320 -1.3%
Maghull/Aintree 41,268 35,975 -5,293 -12.8%
Crosby 45,960 48,749 2,789 6.1%
Bootle 34,816 37,354 2,538 7.3%
Netherton 38,983 36,611 -2,372 -6.1%
Total 275,060 274,589 -471 -0.2%

The figure below shows the change in the proportion of the population aged 65 and over in each
sub-area. Most areas have seen an increase in the proportion of older people, with the increase in
the population in this age group ranging from 6% in Maghull/Aintree to over 25% in Formby and
Crosby. Netherton stands out however as having seen a fall in the older person population — the

Source: ONS mid-year population estimates

number of people aged 65 and over fell by around 6% over the decade studied.

Figure 2.10: Change in population aged 65 and over by sub-area (2007-17)
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The table below shows the ethnic group of the population (as of 2011) and compares this with a
range of other areas. It can be seen that the Black and Minority Ethnic (BME) population of Sefton is
very low when compared with other areas; only 4.3% of people are from a BME group, compared
with 12% in the North West and 19% nationally. The main BME group in Sefton is White (Other)
which makes up 1.8% of all people — this group is likely to contain a number of Eastern European

migrants.

Source: ONS mid-year population estimates
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Figure 2.11: Ethnic Group (2011)

Sefton North West England
. % of % of % of
Population . . .

population population population

White (British/Irish) 261,941 95.7% 88.0% 80.7%
White (Other) 4,800 1.8% 2.2% 4.7%
Mixed 2,820 1.0% 1.6% 2.3%
Asian 2,719 1.0% 6.2% 7.8%
Black 796 0.3% 1.4% 3.5%
Other 714 0.3% 0.6% 1.0%

TOTAL 273,790 100.0% 100.0% 100.0%
Non-White (British/Irish) 11,849 4.3% 12.0% 19.3%

Source: 2011 Census
2.13  The figure below shows the proportion of the population who are from a non-White (British) ethnic
group by sub-area. This identifies that all areas have relatively low BME populations, with the range
of figures being from 2% in Maghull/Aintree, up to 6.8% in Southport.

Figure 2.12: Ethnic Group by market area (2011) — non-White (British) population
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Source: 2011 Census

Household Characteristics
2.14  The table below shows household types (in 2011) in Sefton and compared with other areas.
Compared with the regional and national position, this analysis shows a relatively high proportion of
households with people aged 65 and over and relatively low levels of family households (i.e. a
couple and dependent children). The analysis also shows a higher than average proportion of lone
parent households (particularly those with non-dependent children).
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Figure 2.13: Household Types (2011)
Sefton ’\Vl\ferg’: England
% of % of % of
House-
holds house- house- house-
holds holds holds
One person 65 and over 18,414 15.6% 12.8% 12.4%
Couple 65 and over 11,419 9.7% 7.8% 8.1%
One person (under 65) 19,406 16.5% 19.4% 17.9%
Couple (no children) 17,495 14.8% 16.5% 17.6%
Couple (dependent children) 20,312 17.2% 18.4% 19.3%
Couple (non-dependent children only) 9,393 8.0% 6.5% 6.1%
Lone parent (dependent children) 9,216 7.8% 8.1% 71%
Lone parent (non-dependent children only) 5,576 4.7% 3.9% 3.5%
Other households 6,699 5.7% 6.6% 8.0%
TOTAL 117,930 100.0% 100.0% 100.0%

Source: 2011 Census

2.15  The figure below focuses on the proportion of lone parent households by sub-area (the figures are
for lone parent households with both dependent and non-dependent children combined). This shows
a notable range with the proportion of lone parent households going from 8% in Formby area, up to
over 18% in both Bootle and Netherton.

Figure 2.14: Lone parent households by sub-area (2011)
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2.16 A similar analysis has been undertaken below focussing on all households with dependent children.

This again shows variation across areas, with the range of proportions of such households going
from about 26% in Southport, Formby and Maghull/Aintree up to over 30% in Bootle and Netherton.

g,
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217

2.18

2.19

Figure 2.15: Households with dependent children by sub-area (2011)
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The table below shows household tenure compared with a number of other locations. The analysis

identifies a relatively high proportion of owner-occupiers and particularly outright owners. The

proportion of households living in both the social rented sector and private rented accommodation is
slightly lower than is observed in other areas.

Figure 2.16: Tenure (2011)

Sefton North West England
% of % of % of
Households households households households

Owns outright 42,334 35.9% 31.0% 30.6%
Owns with mortgage/loan 41,467 35.2% 34.0% 33.6%
Social rented 17,063 14.5% 18.3% 17.7%
Private rented 15,804 13.4% 15.4% 16.8%
Living rent free 1,262 1.1% 1.3% 1.3%
TOTAL 117,930 100.0% 100.0% 100.0%

Source: 2011 Census

The three figures below show sub-area level data for three key tenure groups: a) owner-occupied
(combining those with and without a mortgage/loan), b) social rent and c) private rent. Data for the
‘living rent free’ tenure group is not shown below; the proportion of households in the other category
is relatively small (1.1% of all households in the Borough).

When looking at owner-occupation the analysis shows a range from about 46% of households in
Bootle up to 90% in Formby. In Formby, as of 2011, over half (53%) of all households were outright
owners (only 19% in Bootle).
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Figure 2.17: Proportion of owner-occupiers by sub-area (2011)
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Source: 2011 Census

2.20  The proportion of households living in social rented housing (figure below) shows some significant
variation by area with proportions varying from around 3% in Formby up to 36% in Bootle.

Figure 2.18: Proportion of social renting by sub-area (2011)
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2.21  The final tenure analysis below focusses on the private rented sector; as with other tenures there is
some variation between areas with the proportion of households living in this sector varying from 7%
in Formby and Maghull/Aintree up to 19% in Southport.
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Figure 2.19: Proportion of private renting by sub-area (2011)
0 § X
N~
0 ~
12 ;’ - Sefton average .
o=
° o
14% <
12% =
10% e < o
8% < <&
6%
4%
2%
0%
IS g 3 Y 2 S
£ £ £ g g 5
2 & = S 5
n =] =2
g
=

Source: 2011 Census

2.22  As well as looking at the current tenure profile, it is of interest to consider how this has changed over
time; the table below shows (for the whole of Sefton) data from the 2001 and 2011 Census. From
this it is clear that there has been growth in the number of households living in privately rented
accommodation as well as a notable increase in outright owners. There has been a substantial
decline in the number of owners with a mortgage and a notable decline in the numbers in the social
rented sector.

Figure 2.20: Change in tenure (2001-11) — Sefton
2001 2011
households households Change % change
Owns outright 39,623 42,334 2,711 6.8%
Owns with mortgage/loan 47,046 41,467 -5,579 -11.9%
Social rented 18,649 17,063 -1,586 -8.5%
Private rented 9,616 15,804 6,188 64.4%
Other 1,913 1,262 -651 -34.0%
TOTAL 116,847 117,930 1,083 0.9%

Source: 2001 and 2011 Census

Housing Profile

2.23  The analysis below shows the number of bedrooms available to households as of the 2011 Census.
Generally, the size profile in Sefton is one of larger homes with an average of 2.83 bedrooms
compared with 2.72 in the North West and 2.72 nationally. The analysis shows that the dwelling
stock of Sefton is dominated by 3-bedroom homes, making up half of all stock. The proportion of
homes with two or fewer bedrooms is notably lower than regional and national figures.

g C
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Figure 2.21: Number of bedrooms (2011)
Sefton North West England
% of % of % of
Households households households households
1-bedroom 10,933 9.3% 9.7% 12.0%
2-bedrooms 25,565 21.7% 28.5% 27.9%
3-bedrooms 58,900 49.9% 45.0% 41.2%
4-bedrooms 17,218 14.6% 13.1% 14.4%
5+-bedrooms 5,314 4.5% 3.7% 4.6%
TOTAL 117,930 100.0% 100.0% 100.0%
Average bedrooms 2.83 2.72 2.72

Source: 2011 Census

2.24  There is some variation in the average number of bedrooms across different locations (as shown in
the figure below) — the average number of bedrooms varies from 2.59 in Bootle, up to 3.20 in
Formby.

Figure 2.22: Average number of bedrooms by sub-area (2011)
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2.25  The figure below shows how the size of homes varies by tenure (for the whole of Sefton). From this it

is clear that homes in the owner-occupied sector are significantly larger than either the private or
social rented sectors. Some 80% of all owner-occupied homes have at least three bedrooms with
25% having four or more bedrooms. In the social rented sector, only 5% of homes have four or more
bedrooms, along with 7% of private rented accommodation.
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2.26

2.27

Figure 2.23: Tenure by number of bedrooms (2011)
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Leading on from the analysis of dwelling sizes, the analysis below looks at accommodation types.
This identifies that Sefton has a particularly high proportion of semi-detached homes and relatively
few detached and terraced homes — some 45% of homes are semi-detached, compared with 36%
across the North West and 31% nationally; only 15% of homes are detached, compared with 22%
nationally and 18% regionally.

Figure 2.24: Accommodation type (2011)

Sefton North West England
Dwellings % of dwellings | % of dwellings | % of dwellings
Detached 18,752 15.0% 17.7% 22.3%
Semi-detached 56,512 45.4% 35.7% 30.7%
Terraced 23,915 19.2% 30.0% 24.5%
Flat/other 25,426 20.4% 16.6% 22.5%
TOTAL 124,605 100.0% 100.0% 100.0%

Source: 2011 Census

The figure below shows the proportion of detached homes in each sub-area. There is a notable
variation with figures ranging from 3% in Bootle, up to 42% in Formby.
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Figure 2.25: Proportion of detached homes by sub-area (2011)
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2.28 A similar analysis (below) focuses on the proportion of terrace homes and flats. This typically shows
the opposite pattern to that for detached homes with the proportion of households living in
terraces/flats ranging from 11% in Formby, up to 75% in Bootle.

Figure 2.26: Proportion of terraces/flats by sub-area (2011)
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Source: 2011 Census
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2.29

2.30

The figure below shows how accommodation type varies by tenure (for the whole of Sefton
Borough). From this it is clear that homes in the owner-occupied sector are more likely to be
detached with relatively few terraced homes or flats. The private rented sector has the highest
proportions of flats, whilst the social rented sector is focussed on flatted and terraced
accommodation (making up about three-quarters all households living in this sector). It should be
noted that the data below is for households and not dwellings (i.e. it includes only occupied homes).

Figure 2.27: Tenure by accommodation type (2011)
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The analysis below studies levels of overcrowding and under-occupation — this is based on the
bedroom standard with data taken from the 2011 Census. The box below shows how the standard is
calculated; this is then compared with the number of bedrooms available to the household (with a
negative number representing overcrowding and a positive number being under-occupation).
Households with an occupancy rating of +2 or more have at least two spare bedrooms.

For the purposes of the bedroom standard a separate bedroom shall be allocated to the following persons —

(a) A person living together with another as husband and wife (whether that other person is of the same sex or
the opposite sex)

(b) A person aged 21 years or more

(c) Two persons of the same sex aged 10 years to 20 years

(d) Two persons (whether of the same sex or not) aged less than 10 years

(e) Two persons of the same sex where one person is aged between 10 years and 20 years and the other is
aged less than 10 years

(f) Any person aged under 21 years in any case where he or she cannot be paired with another occupier of the
dwelling so as to fall within (c), (d) or (e) above.
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2.31  The analysis shows that levels of overcrowding in Sefton are low with only 2.9% of households being
overcrowded in 2011 (compared with 3.6% in the North West and 4.6% nationally). Levels of under-
occupation are however high with around 40% of households having a rating of +2 or more — this is
notably higher than seen in any of the comparator areas.

Figure 2.28: Overcrowding and under-occupation (2011) — bedroom standard
Sefton North West England
Number of % of % of % of
households households households households
+2 or more 46,973 39.8% 34.5% 34.3%
+1 or more 40,827 34.6% 37.1% 34.4%
0 26,760 22.7% 24.8% 26.7%
-1 orless 3,370 2.9% 3.6% 4.6%
TOTAL 117,930 100.0% 100.0% 100.0%
Source: 2011 Census
2.32  The figure below shows levels of overcrowding by sub-area. This identifies a range of overcrowding
from 1.1% in Formby, up to 4.2% in Bootle.
Figure 2.29: Overcrowding by sub-area (2011)
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2.33 A similar analysis (below) focuses on under-occupancy (using figures for the proportion of

households with an occupancy rate of +2 or more). This shows the highest level of under-occupancy
to be in the Formby area and the lowest in Bootle — in Formby, some 56% of households have at
least two spare bedrooms.
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Figure 2.30: Under-occupancy by sub-area (2011)
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Source: 2011 Census

Economic Profile

2.34  The series of analysis below looks at a range of economic issues (economic activity, qualifications
and occupation profiles). The table below shows in comparison with other areas that Sefton has a
similar economic profile. Small differences can be seen, and this includes a lower proportion of
people in full-time employment and a higher proportion of people who area retired.

Figure 2.31: Economic Activity (2011) — population aged 16 and over
Sefton North West England
. % of % of % of
Population . . .
population population population
In employment (part-time) 34,068 15.0% 14.7% 14.4%
In employment (full-time) 71,988 31.8% 34.4% 35.4%
Self-employed 16,653 7.4% 7.6% 9.1%
Unemployed 11,103 4.9% 5.0% 4.7%
Retired 60,606 26.8% 22.2% 21.2%
Other 32,017 14.1% 16.2% 15.2%
TOTAL 226,435 100.0% 100.0% 100.0%

Source: 2011 Census

2.35 The figure below shows the proportion of people (aged 16+) who are working by sub-area. Although
there are some variations, it is the case that all areas see between 50% (Bootle) and 57% (Crosby)
of people with a job (including self-employed). The high figure for Maghull/Aintree is interesting given
that this area also has a higher proportion of older people. This would suggest that a greater
proportion of people in this area have continued working beyond retirement age.
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Figure 2.32: Proportion of population aged 16+ who are working (2011)
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Source: 2011 Census

2.36 A similar analysis (below) focuses on the proportion of the population who are unemployed. In this
case, the range of unemployment is from 2.6% in Formby, up to 8.5% in Bootle.

Figure 2.33: Proportion of population aged 16+ who are unemployed (2011)
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Source: 2011 Census

2.37  Asimilar analysis (below) focuses on the proportion of the population who are retired. The analysis
shows that 35% of people aged 16 and over in Formby are retired, with the lowest proportion being
in Bootle (at 19%).
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Figure 2.34: Proportion of population aged 16+ who are retired (2011)
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Source: 2011 Census

The table below shows how economic activity has changed between 2001 and 2011. The analysis is
based on slightly different categories to that above (manly in being restricted to the population aged
16-74 and with a slightly different treatment of students). However, the categories used in each of
2001 and 2011 are the same, and comparison can therefore be made.

The analysis shows a notable increase in the number of people who were economically active,
increasing by around 8,100 people over the 10-year period. This increase was driven by increases in
full-time employees, as well as an increase in self-employment. The number of people who were
economically inactive decreased by around 11,100 over the 10-years, this is despite an increase of
600 people who were retired. The decrease in those economically inactive was driven by notable
reductions in people who were Looking after family or home or Long-term sick or disabled.
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Figure 2.35: Economic Activity (2001 and 2011) — population aged 16-74 — Sefton
2001 2011 Change
Employee: Part-time 25,554 29,799 4,245
Employee: Full-time 72,576 71,019 -1,557
Self-employed 13,871 16,267 2,396
Unemployed 7,961 9,708 1,747
Economically active students 4,953 6,219 1,266
Total economically active 124,915 133,012 8,097
Retired 33,692 34,329 637
Economically inactive students 8,183 8,676 493
Looking after family or home 11,911 6,705 -5,206
Long-term sick or disabled 16,348 11,612 -4,736
Other 6,135 3,863 -2,272
Total economically Inactive 76,269 65,185 -11,084
Total 201,184 198,197 -2,987

Source: 2001 and 2011 Census

2.40 The table below shows the level of qualifications in the population aged 16 and over. Generally, this
suggests that Sefton has a similarly qualified population as is seen regionally, and a slightly less well
qualified in comparison with national data. Compared with England as a whole, there is a high
proportion with no qualifications and a relatively low proportion at Level 4 and above (degree level).

Figure 2.36: Qualifications (2011) — population aged 16 and over

Sefton North West England
. % of % of % of
Population , . .

population | population | population

No qualifications 56,921 25.1% 24.8% 22.5%
Level 1 qualifications 31,674 14.0% 13.6% 13.3%
Level 2 qualifications 37,522 16.6% 15.8% 15.2%
Apprenticeship 8,810 3.9% 3.9% 3.6%
Level 3 qualifications 28,214 12.5% 12.9% 12.4%
Level 4 qualifications and above 54,490 241% 24.4% 27.4%
Other qualifications 8,804 3.9% 4.5% 5.7%

TOTAL 226,435 100.0% 100.0% 100.0%

Source: 2011 Census

2.41 The figure below shows the proportion of people (aged 16+) who have no qualifications by sub-area.
The highest proportions with no qualifications are seen in Bootle and Netherton (and the lowest in
Formby).
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Figure 2.37: Proportion of population aged 16+ who have no qualifications (2011)
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Source: 2011 Census

2.42 A similar analysis (below) focuses on the proportion of the population who are qualified to Level 4
and above (degree level). This typically shows the opposite pattern to that found for no qualifications
with higher proportions being seen in the Formby and the lowest in Bootle.

Figure 2.38: Proportion of population aged 16+ who are qualified to Level 4+ (2011)
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Source: 2011 Census

2.43  The final analysis under the economic activity heading looks at the types of occupations undertaken
by people who are working — this analysis uses a slightly different base to those above in that it only
uses data from people in employment (including self-employed). This analysis suggests that the
occupation profile in the Borough does not vary notably from other comparator areas.
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Figure 2.39: Occupation group (2011) — working population aged 16 and over
Sefton c\;):sr; England
, % of % of % of
Population ) . .
population | population | population
1: Managers, directors and senior officials 11,967 9.8% 9.9% 10.9%
2: Professional occupations 19,587 16.1% 16.3% 17.5%
3: Associate professional and technical occupations 14,187 11.6% 11.5% 12.8%
4: Administrative and secretarial occupations 17,625 14.5% 11.8% 11.5%
5: Skilled trades occupations 12,867 10.6% 11.3% 11.4%
6: Caring, leisure and other service occupations 13,154 10.8% 10.1% 9.3%
7: Sales and customer service occupations 11,775 9.7% 9.4% 8.4%
8: Process, plant and machine operatives 8,272 6.8% 8.1% 7.2%
9: Elementary occupations 12,485 10.2% 11.6% 11.1%
TOTAL 121,919 | 100.0% | 100.0% 100.0%

Source: 2011 Census

2.44  The figure below shows the proportion of workers (aged 16+) who are in the three highest
classification bands by sub-area. The analysis shows that 52% of people who live in Formby are
classified as working in bands 1 to 3, compared with 23% in Bootle.

Figure 2.40: Proportion of working population in Classifications 1,2 and 3 (2011)
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2.45  Asimilar analysis (below) focuses on the proportion of the working population who are in the two
lowest classifications (8 and 9). This typically shows the opposite pattern that found above with lower
proportions being seen in the Formby. The proportion of working people in classifications 8 and 9
varies from 10% (Formby), up to 25% in Bootle.
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Figure 2.41: Proportion of working population in Classifications 8 and 9 (2011)
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Source: 2011 Census
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Sefton Borough Profile: Key Messages

A range of variables have been considered to look at the profile of the population and housing in
the Borough (and for six sub-areas). Key variables have looked at population, household
characteristics, housing profile and the economic profile of residents.

The analysis identifies a relatively old population age structure (although highly variable by area)
and a population decline in the 2007-17 period. There has however been growth in the population
aged 65 and over — increasing by 15% in the decade to 2017. Due to the population profile,
household types are concentrated in older age groups; as of 2011, 25% of all households in the
Borough were entirely composed of people aged 65 and over. Households with dependent
children and lone parent households are concentrated in the Bootle and Netherton areas).

The tenure profile of the Borough sees a relatively large proportion of outright owners (which will
to some extent be linked to the age structure). There are however significant differences across
areas, with only 46% of households in Bootle being owner-occupiers, compared with 90% of
households in Formby.

The dwelling stock in the Borough is predominantly of larger homes, with a greater average
number of bedrooms and a high proportion of semi-detached homes. This again masks
differences across areas — for example, 3% of homes in Bootle are detached, compared with 42%
of homes in Formby.

Overcrowding in the Borough is generally low, and there is a significant level of under-occupation
(39% of all households have at least two spare bedrooms). Under-occupancy is particularly great
in the Formby, whilst overcrowding levels in Bootle and Netherton are high (albeit slightly below
the national average).

The economic profile of the Borough looks to be fairly average in terms of unemployment and the
proportion of people in work; whilst levels of qualifications are also about average when looking
across the whole Borough — again there are some notable sub-area differences.

Overall, the analysis identifies Sefton overall as having many similar characteristics to those seen
regionally and nationally. However, the clear message is that the Borough is highly polarised for
virtually all of the variables studied. There is a clear difference between the less prosperous areas
of Bootle and Netherton in the South and other parts of the Borough. With the Borough excluding
Bootle/Netherton, Formby in particular has a number of characteristics that set it apart from other
locations.

Overall, the analysis confirms that a ‘one size fits all’ set of policies in terms of housing are
unlikely to be relevant in the Borough. Differences between locations are stark and just from the
initial data analysis it seems likely that local issues will be important in understanding how different
areas function. Analysis to follow in the report therefore typically considers each of the six sub-
areas and sets out the key differences between locations.
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3.

Demographic Trends and Housing Need Projections

Introduction

3.1

3.2

This section of the report considers demographic trends, in particular looking at past trends in
population growth and future projections. The analysis draws on the 2016-based subnational
population projections (SNPP) and the 2016-based household projections (SNHP) — both ONS data
releases. The analysis also looks at the most recent population estimates (again from ONS) which
date to mid-2017.

Consideration is also given to the 2014-based SNHP, as these projections form part of the Ministry
of Housing, Communities and Local Government’'s (MHCLG) Standard Method for assessing
housing need. This section initially sets out the housing need using the Standard Method and then
develops projections that can be used for subsequent analysis in the report. In looking at projections
this report covers a 19-year period from 2017 to 2036.

Housing Need and the Standard Method

3.3

3.4

3.5

3.6

3.7

Planning Practice Guidance (PPG) on Housing Need Assessment sets out a standard method to be
used in calculating a housing need. The PPG then sets out a three-step process.

The first step is to establish a demographic baseline of household growth; this is to be taken directly
from published household projections and should be the annual average household growth over a
10-year period. For the purposes of this report a 10-year period from 2018 to 2028 has been used.

The second step of the proposed methodology seeks to adjust the demographic baseline on the
basis of market signals. The adjustment increases the housing need where house prices are high
relative to workplace incomes. This uses the published median affordability ratios from ONS based
on workplace-based median house price to median earnings ratio for the most recent year for which
data is available (2017 at the time of drafting this report).

Specifically, the PPG says that for each 1% increase in the ratio of house prices to earnings, where
the ratio is above 4, the average household growth should be increased by a quarter of a per cent’.
The equation to work out the adjustment factor is as follows:

Local affordability ratio — 4
Adjustment factor = ( 4 ) x 0.25

As an example, if the workplace affordability ratio in an area was 8.00; i.e. median house prices were
eight times the median earnings of those working in the area, then the adjustment would be 0.25 or
25%. This is calculated as follows: (8 - 4) / 4 x 0.25).
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3.8

3.9

3.10

3.11

3.12

The final step in the proposed standard method is to possibly cap the market signals uplift. There are
two situations where a cap is applied. The first is where an authority has reviewed their plan
(including developing an assessment of housing need) or adopted a plan within the last five years. In
this instance the need may be capped at 40% above the requirement figure set out in the plan. The
second situation is where plans and evidence is more than five years old. In such circumstances a
cap may be applied at 40% of the higher of the projected household growth or the housing
requirement in the most recent plan (where this exists).

In October 2018, MHCLG published a technical consultation on updates to national planning policy
and guidance — the main part of this document was around the Standard Method for assessing
housing need. Essentially, whilst Planning Practice Guidance had previously recommended using
the latest evidence where possible, the consultation document suggested setting aside the latest
(2016-based) household projections in preference for the previous (2014-based) set. In February
2019 a revised PPG confirmed that the 2014-based projections should be used for the baseline.

The reason for using the 2014-based SNHP is that (at least at a national level) the 2016-based
SNHP show a much lower level of household growth (and hence housing need). The Government
has decided ‘it is not right to change its aspirations’ for housing supply to take account of the lower
figures and has therefore proposed to continue using data from the older projections to inform
housing need.

The table below therefore sets out a calculation of the need under the proposed Standard Method
and also for context an indication of the figure if the 2016-based SNHP were used. The analysis
shows a need for 645 dwellings per annum using the 2014-based SNHP (i.e. the confirmed Standard
Method). The latest projections would have shown a lower need (411 dpa). The table also shows
what the figures would be if capped at 40%, however, this capping is not relevant to Sefton given
that the uplift is below this level.

It should also be noted that since these calculations were undertaken, ONS have published a
revised set of affordability rations (for 2018). In Sefton, the revised ratio is 6.43 (rather than the 6.55
shown below). This would only have a very modest impact on the assessed level of need and so the
645 figure continues to be used in this report.

Figure 3.1: MHCLG Standard Method Housing Need Calculations
2014-based SNHP 2016-based SNHP

Households 2018 121,726 120,185
Households 2028 127,293 123,733
Change in households 5,567 3,548
Per annum change 557 355
Affordability ratio (2017) 6.55 6.55
Uplift to household growth 16% 16%
Total need (per annum) 645 411
Capped 645 411

Source: Derived from ONS data
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3.13

3.14

For context, the adopted Local Plan includes a housing requirement (2012-30) of 11,520 dwellings
per annum (640 per annum on average). This figure is clearly close to the higher of the Standard
Method figures calculated above although it should additionally be noted that with housing delivery in
the 2012-17 period, the annual housing requirement in Sefton (in Local Plan terms) has now risen to
759 dwelling per annum (2017-30).

On the basis of this analysis it is concluded that an Objectively Assessed Housing Need (OAN) of
645 dwellings per annum is appropriate and should be used in analysis in this report. The sections to
follow look in more detail at linking a projection to the 645 dwellings per annum figure, and to provide
a general discussion of demographic trends, including trends in household formation (which was one
of the criticisms made by MHCLG of the 2016-based projections). Projections have been developed
to cover a 19-year period from 2017 to 2036.

Past Population Growth

3.15

The figure below considers population growth in the period from 1991 to 2017. The analysis shows
that generally over this period the population of Sefton has fallen, although over the past decade or
so there has been little change in the number of people living in the Borough. In 2017, it is estimated
that the population of the Borough had fallen by 6% from 1991 levels, this is in contrast with a 6%
rise across the region and a 16% increase nationally.

Figure 3.2: Indexed population growth (1991-2017)
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Source: ONS (mid-year population estimates)

Components of Population Change

3.16

The table below considers the drivers of population change 2001 to 2017. The main components of
change are natural change (births minus deaths), net migration (internal/domestic and international)
and other changes. There is also an Unattributable Population Change (UPC) which is a correction
made by ONS upon publication of Census data if population has been under- or over-estimated.
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3.17

The data shows a negative level of natural change throughout the period, reflecting a relatively old
age structure, whilst internal migration has been quite variable — positive in some years and negative
in others; the last four years for which data is available does however show relatively strong net
movement from other parts of the Country. International migration is also variable, although the data
does suggest a positive net level for each year over the past decade. The data also shows a
negative level of UPC, suggesting that between 2001 and 2011, ONS may have overestimated
population growth within population estimates (and this was corrected once Census data had been
published).

Figure 3.3: Components of population change, mid-2001 to mid-2017 — Sefton
Natural , Net , Net, Other Other Total
change |rl1ternlal |nte'rnat|'onal changes | (unattributable) | change

migration migration
2001/2 -953 -599 -232 -12 -222 -2,018
2002/3 -944 132 95 -18 -218 -953
2003/4 -508 -58 -268 17 -243 -1,060
2004/5 -704 -573 -353 -2 -264 -1,896
2005/6 -619 -277 54 -9 -254 -1,105
2006/7 -351 -28 -178 12 -222 -767
2007/8 -545 -50 282 178 -215 -350
2008/9 -455 -254 345 -5 -213 -582
2009/10 -206 -350 421 -17 -181 -333
2010/11 -233 73 369 14 -74 149
2011/12 -356 -29 200 14 0 -171
2012/13 -480 -1 59 -4 0 -426
2013/14 -212 565 143 -12 0 484
2014/15 -624 599 245 13 0 233
2015/16 -368 784 291 57 0 764
2016/17 -499 471 68 -304 0 -264
Source: ONS

2016-based Subnational Population Projections (SNPP)

3.18

3.19

The latest (2016-based) set of subnational population projections (SNPP) were published by ONS in
the May 2018 (replacing a 2014-based release). The projections provide estimates of the future
population of local authorities, assuming a continuation of recent local trends in fertility, mortality and
migration which are constrained to the assumptions made for the 2016-based national population
projections. The projections do not attempt to predict the impact that future government or local
policies, changing economic circumstances or other factors might have on demographic behaviour.

The table below shows projected population growth from 2017 to 2036 in Sefton and a range of
comparator areas. The data shows that the population of the Borough is projected to increase
slightly, despite a backdrop where population has generally been falling — projected growth is
however fairly modest (3% increase over 19-years). In comparison, both the North West region (5%)
and England (9%) are projected to see higher increases in population.
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3.20

3.21

Figure 3.4: Projected population growth (2017-2036) — 2016-based SNPP
Population Population Change. in % change
2017 2036 population
Sefton 274,948 283,309 8,361 3.0%
North West 7,250,421 7,627,017 376,596 5.2%
England 55,628,538 60,905,483 5,276,945 9.5%
Source: ONS

The table below compares the 2016-based SNPP with the previous release (2014-based). This
shows that there is only a very small difference in the projected level of growth in the 2017-36 period,
the previous projections showing a figure of 8,100, compared with 8,400 in the more recent release —
in both cases the population growth represents 3% of the population.

Figure 3.5: Projected population growth (2017-2036) — Sefton
Population Population Change. in % change
2017 2036 population
2014-based 273,778 281,881 8,103 3.0%
2016-based 274,948 283,309 8,361 3.0%
Source: ONS

With the overall change in the population will also come changes to the age profile. The table below
summarises findings for key (5 year) age groups. The largest growth will be in people aged 65 and
over. In 2036 it is projected that there will be 83,900 people aged 65 and over. This is an increase of
20,700 from 2017, representing growth of 33%. The population aged 85 and over is projected to
increase by an even greater proportion, 65%. Looking at the other end of the age spectrum the data
shows that there is projected to be little change in the number of children (those aged Under 15),
with increases or (mainly) decreases shown for other age groups.
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Figure 3.6: Population change 2017 to 2036 by five-year age bands — Sefton (2016-
based SNPP)
Population Population Change in % change from

2017 2036 population 2016
Under 5 14,591 13,636 -955 -6.5%
5-9 15,468 14,796 -672 -4.3%
10-14 14,491 15,738 1,247 8.6%
15-19 14,345 15,273 928 6.5%
20-24 14,045 13,459 -586 -4.2%
25-29 16,328 14,575 -1,754 -10.7%
30-34 15,071 13,252 -1,818 -12.1%
35-39 14,337 14,643 306 21%
40-44 14,853 16,633 1,780 12.0%
45-49 18,622 17,877 -745 -4.0%
50-54 20,883 16,943 -3,940 -18.9%
55-59 20,646 15,844 -4,803 -23.3%
60-64 18,055 16,712 -1,343 -7.4%
65-69 16,992 19,226 2,234 13.1%
70-74 15,553 19,903 4,351 28.0%
75-79 11,962 17,102 5,140 43.0%
80-84 9,596 12,664 3,068 32.0%
85+ 9,109 15,033 5,924 65.0%
Total 274,948 283,309 8,362 3.0%

Source: ONS

Alternative Demographic Scenarios

3.22

3.23

The SNPP is the latest official projection and is based on looking at migration trends over the past 5
to 6 years. However, given that levels of migration and population growth have been variable over
time it is reasonable to consider alternative (sensitivity) scenarios. The sensitivity scenarios take
account of longer-term migration trends and also data from the ONS 2017 mid-year population
estimates (MYE). The analysis below considers three potential sensitivities to the SNPP figures.
These can be described as:

Including 2017 mid-year population data and retaining other assumptions in the SNPP — 2016-SNPP
(+MYE);

Implications of 10-year migration trends — 10-year migration; and

Updating the 2016-based SNPP to take account of 2017 mid-year population data (i.e. updating
migration estimates based on a different time series) — 2017-SNPP

2016-SNPP (+MYE)

This projection takes assumptions from the 2016-based SNPP, but overwrites the population
projection figures for 2017 by those in the ONS MYE (by age and sex). Moving forward from 2017,
this sensitivity uses the same birth and death rates as contained in the 2016-based SNPP and the
actual projected migration figures (by age and sex).
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3.24

3.25

3.26

3.27

3.28

3.29

10-year migration

This projection uses information about migration levels in the 10-year period (2007-17); the scenario
therefore includes the most up-to-date MYE figures (for 2017). The projection does not just look at
the migration figures and roll these forward but recognises that migration can be variable over time
as the age structure changes. With international migration, this projection also takes account of the
fact that ONS are projecting for international net migration to decrease in the longer-term.

To overcome the issue of variable migration, the methodology employed looks at the share of
migration in the Borough compared to the share in the period feeding into the 2016-based SNPP
(which is 2011-16 for internal migration and 2010-16 for international migration). Where the share of
migration is higher in the 10-year period, the projection applies an upward adjustment to migration,
and vice versa.

2017-SNPP

This projection uses the data from the 2017 MYE to develop a 2017-based projection. The 2016-
based SNPP uses migration data for the 2011-16 period for internal migration and 2010-16 for
international migration. For this scenario the data is rolled forward by one year so that the periods
studied are 2012-17 and 2011-17 respectively.

It should be noted that this projection is only indicative as it only looks at overall migration trends and
does not apply any adjustments to take account of potential changes to the age structure of
migration. As with the 10-year migration projection, a migration share approach is taken so as to
ensure consistency with both local and national projections.

Outputs from different demographic projections

The table below shows the estimated level of population growth in the SNPP and the alternative
projections developed. The analysis shows that using longer-term (10-year) trends sees the
projected growth decrease slightly, whereas developing an indicative (2017-based) SNPP shows
virtually identical population growth to the latest published figures. Overall this analysis would
suggest that the 2016-based SNPP is a reasonable projection and can be used when testing
household growth (and ultimately housing need).

For information, it should be noted than since drafting this report, ONS has published a variant
SNPP which looks at 10-year migration trends (for the 2006-16 period rather than 2007-17 used in
this report) — published April 2019. The ONS variant suggest population growth of about 4,700
people in the 2017-36 period which is slightly higher than shown in this report, but still some way
below the equivalent figures from other projections. The ONS variant projections do not therefore
have any impact on the analysis to follow.
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3.30

Figure 3.7: Projected population growth (2017-2036) — alternative scenarios — Sefton
Population Population Changel in % change
2017 2036 population
2016-based SNPP 274,948 283,309 8,362 3.0%
2016-SNPP (+MYE) 274,589 282,485 7,896 2.9%
10-year migration 274,589 278,679 4,090 1.5%
2017-SNPP 274,589 283,375 8,786 3.2%

Source: Demographic projections

The finding that the 2016-based SNPP is sound in light of alternatives is noteworthy given that
current planning practice guidance (including through the standard method) puts considerable
emphasis on the use of official projections as a start point for analysis.

Household Representative Rates (Household Formation)

3.31

3.32

3.33

3.34

Having studied the population size, the next step in the process is to convert this information into
estimates of the number of households in the area. To do this the concept of household
representative rates (HRR) is used. HRRs can be described in their most simple terms as the
number of people who are counted as heads of households (or in this case the more widely used
Household Reference Person (HRP)).

The latest HRRs are as contained in the ONS 2016-based subnational household projections
(SNHP) — these were published in September 2018. It would be fair to say that the 2016-based
SNHP have come under some criticism, this is largely because they are based only on data in the
2001-11 Census period and arguably build in the suppression of household formation experienced in
that time. The previous (2014-based) projections used a longer time-series (all Census points back
to 1971) and therefore do cover a wider housing market cycle.

Because of the criticisms of the 2016-based SNHP, and the fact that these have driven the
Government to consider reviewing the Standard Method (which is directly linked to official household
projections) it is considered prudent in this report to look at both the 2016- and 2014-based figures.

The figure below compares HRRs in the 2014- and 2016-based SNHP — the figures are essentially
the proportion of a particular age group that is considered to be the ‘head of household’ (HRP as
described above). The analysis shows that for many age groups the two projections are really quite
different. When looking at some of the younger age groups (25-34 and 35-44) it is notable that the
HRRs in the 2014-based projections are somewhat higher (certainly in moving through to 2036) —
this does suggest in Sefton (as nationally) that there may be some degree of suppression being built
into the 2016-based projections, or certainly not a positive improvement in the formation rates of
younger people. This does suggest that a more positive approach to household formation could take
account of the 2014-based projections.
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Projected Household Representative Rates by age of head of household — Sefton

Figure 3.8
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3.35

As well as looking at the 2014-based SNHP, a sensitivity test has been developed to look at an
alternative approach to HRRs. In this sensitivity, a ‘part-return-to-trend’ analysis has been
developed, where the rate of household formation sits somewhere between figures in the 2014-
based projections and those in an older 2008-based version. This approach was widely used prior to
the 2016-based SNHP being published and was an approach previously suggested by the Local
Plans Expert Group (LPEG). Therefore, three HRR scenarios have been used as described below:

Linking directly to 2016-based SNHP — 2016-SNHP HRRs;
Linking directly to 2014-based SNHP — 2014-SNHP HRRs; and

Linking to the 2014-based SNHP but with a part-return to previous trends for the 25-34 and 35-44
age groups — 2014-PRT

Household Growth and Housing Need

3.36

3.37

3.38

The table below shows estimates of household growth with each of the three HRR scenarios, the
table also shows an estimate of the number of additional dwellings expected to be needed. All of the
figures link to population growth in the 2016-based SNPP — as previously discussed this looks to be
a reasonable projection, taking account of reasonable alternatives.

To convert households into dwellings the analysis includes an uplift to take account of vacant
homes. For the purposes of analysis, it has been assumed that the number of vacant homes in new
stock would be 3% higher than the number of occupied homes (which is taken as a proxy for
households) and hence household growth figures are uplifted by 3% to provide an estimate of
housing need. This figure is a fairly standard assumption when looking at vacancy rates in new stock
and will allow for movement within the housing stock and includes an allowance for second homes.

The analysis shows an overall housing need for 393 dwellings per annum (dpa) across the Borough
when using the 2016-based SNHP as the underlying household projection. This figure increases to
587 dpa with the previous HRR figures and up slightly further (to 634 dpa) when a part-return to
trend scenario is used. This latter figure is close to the need generated by the consultation Standard
Method (a need for 645 dwellings per annum).

Figure 3.9: Projected housing need — range of household representative rate
assumptions — Sefton
Households | Households | Change in Per annum Dw(zlgrrwgs
2017 2036 households
annum)
2016-SNHP HRRs 119,842 127,100 7,258 382 393
2014-SNHP HRRs 121,708 132,535 10,826 570 587
2014-PRT 121,752 133,439 11,687 615 634

Source: Demographic projections
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3.39

Given the criticisms that have been made of the 2016-based SNHP it is considered that drawing
conclusions about the level of housing need linked to official population projections are more robustly
based on looking at the previous set of SNHP. These earlier projections looked at longer term trends
in household formation and are therefore less likely to build in any of the suppression/constraints
faced by households since the early 1990s. However, including a further adjustment to take a more
positive view about household formation is considered prudent and therefore it is concluded that the
most robust approach to household representative rates is a scenario using 2014-based figures with
a part-return to 2008-based figures.

Developing a Standard Method Projection

3.40

3.41

3.42

Earlier in this section it has been calculated that the Standard Method would lead to a housing need
of 645 dwellings per annum. It can be seen from the analysis above, that even by taking a fairly
positive approach to HRRs there would not quite be the level of household growth required to fill this
number of homes (albeit differences are very minor). Therefore, a final scenario has been developed
which increases migration to the Borough such that there is sufficient population for 645 additional
homes each year.

Within the modelling, migration assumptions have been changed so that across the Borough the
increase in households matches the Standard Method housing need (including the 3% vacancy
allowance). The changes to migration have been applied on a proportionate basis; the methodology
assumes that the age/sex profile of both in- and out-migrants is the same as underpins the 2016-
based SNPP with adjustments being consistently applied to both internal (domestic) and
international migration. Adjustments are made to both in- and out-migration (e.g. if in-migration is
increased by 1% then out-migration is reduced by 1%). In summary the method includes the
following assumptions:

Base population in 2017 from the latest mid-year population estimates;

Household representative rates from the 2014-based SNHP with an adjustment for a part-return to
2008-based trends; and

The migration profile (by age and sex) in the same proportions as the 2016-based SNPP

In developing this projection, a slightly higher level of population growth is derived (9,034 additional
people compared with 8,362 in the SNPP as published. The age structure of the two projections is
also slightly different, with the projection linked to the Standard Method slightly stronger growth in
what might be considered as ‘working-age’ groups. This arises due to the fact that ONS data shows
that migrants are heavily concentrated in those age groups (along with their associated children).
The table below shows the age structure of the population projected to be consistent with delivery of
645 dwellings per annum over the 19-years to 2036.
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3.43

The Link Between Housing and Economic Growth

3.44

to delivery of 645 dwellings per annum)

Figure 3.10: Population change 2017 to 2036 by five-year age bands — Sefton (linked

Population Population Change in % change from

2017 2036 population 2017
Under 5 14,596 13,714 -882 -6.0%
5-9 15,514 14,766 -748 -4.8%
10-14 14,537 15,665 1,128 7.8%
15-19 14,419 15,286 867 6.0%
20-24 13,653 13,531 -122 -0.9%
25-29 16,149 14,728 -1,421 -8.8%
30-34 15,024 13,411 -1,613 -10.7%
35-39 14,331 14,769 438 3.1%
40-44 14,872 16,270 1,398 9.4%
45-49 18,584 17,886 -698 -3.8%
50-54 20,869 16,965 -3,904 -18.7%
55-59 20,596 15,877 -4,719 -22.9%
60-64 18,138 16,754 -1,384 -7.6%
65-69 16,979 19,241 2,262 13.3%
70-74 15,527 19,876 4,349 28.0%
75-79 11,981 17,113 5,132 42.8%
80-84 9,633 12,737 3,104 32.2%
85+ 9,187 15,034 5,847 63.6%
Total 274,589 283,623 9,034 3.3%

In much of the analysis to follow in this report, use is made to this Standard Method projection,
although there are cases where for comparative purposes the 2016-based SNPP as published is
used. Overall, there is relatively little difference between the projections in population terms and so

Source: Demographic projections

and conclusions drawn from one source would be the same if taken from the other.

Before the Standard Method, and under the previous PPG, it was conventional for assessments
such as this to consider the link between housing and economic growth. This generally took the form
of establishing likely future job growth and then testing what level of population growth (and hence
household growth/housing need) would be required for the two to be aligned. Whilst this step is not

necessary for the purposes of OAN, it is of interest to estimate what level of job growth the
projections might support.

Page 54




3. Demographic Trends and Housing Need Projections

3.45 To look at estimates of the job growth to be supported, a series of stages are undertaken. These can
be summarised as:

e Estimate changes to the economically active population (this provides an estimate of the change in
labour-supply)

e Overlay information about commuting patterns, double jobbing (i.e. the fact that some people have
more than one job) and potential changes to unemployment.

e Bringing together this information will provide an estimate of the potential job growth supported by
the population projections
Growth in Resident Labour-Supply

3.46  The approach taken in this report is to derive a series of age and sex specific economic activity rates
and use these to estimate how many people in the population will be economically active as
projections develop. This is a fairly typical approach with data being drawn in this instance from the
Office for Budget Responsibility (OBR) — July 2018 (Fiscal Sustainability Report).

3.47  The figure and table below show the assumptions made. The analysis shows that the main changes
to economic activity rates are projected to be in the 60-69 age groups — this will to a considerable
degree link to changes to pensionable age, as well as general trends in the number of older people
working for longer (which in itself is linked to general reductions in pension provision).

Figure 3.11: Projected changes to economic activity rates (2017 and 2036) — Sefton
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Figure 3.12: Projected changes to economic activity rates (2017 and 2036) — Sefton
Males Females
2017 2036 Change 2017 2036 Change
16-19 45.1% 42.8% -2.3% 48.4% 46.5% -1.9%
20-24 82.2% 87.2% 5.1% 83.3% 84.1% 0.7%
25-29 92.0% 91.9% 0.0% 86.9% 87.2% 0.3%
30-34 90.1% 89.7% -0.4% 82.1% 84.0% 1.8%
35-39 89.8% 88.5% -1.3% 84.2% 87.1% 2.9%
40-44 89.3% 88.7% -0.7% 83.7% 88.2% 4.5%
45-49 89.6% 88.8% -0.8% 83.7% 87.7% 4.0%
50-54 86.3% 85.0% -1.3% 79.5% 81.2% 1.6%
55-59 78.4% 79.4% 1.0% 72.0% 75.3% 3.3%
60-64 57.5% 64.7% 7.2% 48.9% 62.6% 13.7%
65-69 24.8% 35.9% 11.0% 15.6% 32.5% 16.9%
70-74 13.8% 15.3% 1.5% 8.3% 14.4% 6.1%
75-89 4.2% 6.2% 2.0% 1.6% 4.9% 3.3%

Source: Based on OBR and Census (2011) data
3.48  Working through an analysis of age and sex specific economic activity rates it is possible to estimate
the overall change in the number of economically active people in the Borough — this is set out in the
table below. The analysis shows that there would be a modest decrease in the economically active
population for all of the initial demographic scenarios but that linking to the Standard Method housing
need shows a very modest positive change.

Figure 3.13: Estimated change to the economically active population (2017-36) —

Sefton
Economically Economically T;):;acl)lnzhr:ir;g;;n
active (2017) active (2036) .
active

2016-based SNPP 134,158 133,418 -740
2016-based SNPP (+MYE) 133,610 132,993 -617
10-year migration 133,610 130,905 -2,705
2017-SNPP 133,610 133,419 -191
Linked to 645 dpa 133,610 133,629 19

Source: Derived from demographic projections
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3.49

3.50

3.51

Linking Changes to Resident Labour Supply and Job Growth

The analysis above has set out potential scenarios for the change in the number of people who are
economically active. However, it is arguably more useful to convert this information into an estimate
of the number of jobs this would support. The number of jobs and resident workers required to
support these jobs will differ depending on three main factors:

Commuting patterns — where an area sees more people out-commute for work than in-commute it
may be the case that a higher level of increase in the economically active population would be
required to provide a sufficient workforce for a given number of jobs (and vice versa where there is
net in-commuting);

Double jobbing — some people hold down more than one job and therefore the number of workers
required will be slightly lower than the number of jobs; and

Unemployment — if unemployment were to fall then the growth in the economically active population
would not need to be as large as the growth in jobs (and vice versa).

Commuting Patterns

The table below shows summary data about commuting to and from Sefton from the 2011 Census.
Overall the data shows that the Borough sees a notable level of out-commuting for work with the
number of people resident in the area who are working being about 19% higher than the total
number who work in the area. This number is shown as the commuting ratio in the final row of the
table and is calculated as the number of people living in an area (and working) divided by the
number of people working in the area (regardless of where they live).

Figure 3.14: Commuting patterns in Sefton
Number of people

Live and work in Local Authority (LA) 55,569
Home workers 10,380
No fixed workplace 9,101

In-commute 28,478
Out-commute 47,659
Total working in LA 103,528
Total living in LA (and working) 122,709
Commuting ratio 1.185

Source: 2011 Census

In translating the commuting pattern data into growth in the labour-force, a core assumption is that
the commuting ratio remains at the same level as shown by the 2011 Census. It is arguable that
some changes to the commuting ratio could be modelled, however, keeping the ratio constant is
considered to be a reasonably balanced approach to use.
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3.52

3.53

3.54

Double Jobbing

The analysis also considers that a number of people may have more than one job (double jobbing).
This can be calculated as the number of people working in the local authority divided by the number
of jobs. Data from the Annual Population Survey (available on the NOMIS website) suggests across
the Borough that typically between about 3.4% of workers have a second job — levels of double
jobbing have been variable over time (mainly due to the accuracy of data at a local level) although
does appear to be in an upward direction.

Figure 3.15: Percentage of all people in employment who have a second job (2004-
2017) — Sefton
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Source: Annual Population Survey (from NOMIS)

For the purposes of this assessment it has been assumed that around 3.4% of people will have more
than one job moving forward. A double jobbing figure of 3.4% gives rise to a ratio of 0.966 (i.e. the
number of jobs supported by the workforce will be around 3.4% higher than workforce growth). It has
been assumed in the analysis that the level of double jobbing will remain constant over time,
although the apparent upward trend should be noted.

Unemployment

The last analysis when looking at the link between jobs and resident labour supply is a consideration
of unemployment. Essentially, this is considering if there is any latent labour force that could move
back into employment to take up new jobs. The figure below shows the number of people who are
unemployed and how this has changed back to 2004. The analysis shows a clear increase in
unemployment from 2004 to 2011-13 and that since 2013, the number of people unemployed has
dropped notably — by 2017, the number of unemployed people was below the level as observed in
2004. This would indicate that there may be limited scope for further improvements and for the
purposes of analysis in this report it has been assumed that there are no changes to the number of
people who are unemployed moving forward from 2017 to 2036.
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3.55

3.56

Figure 3.16: Number of people unemployed (2004-2017) — Sefton
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Source: Annual Population Survey (modelled unemployment data)

Jobs Supported by Growth in the Resident Labour Force

The table below shows how many additional jobs might be supported by population growth under
each of the core demographic scenarios. For all of the initial scenarios the number of jobs supported
would be negative. However, when looking at the projection linking to the Standard Method need, a
very modest increase is shown. Overall, it can be concluded that linking housing delivery to the
Standard Method would potentially see a stabilisation of jobs.

Figure 3.17: Jobs supported by demographic projections (2017-36) — Sefton
Total change in Allowance for
) Allowance for net .
economically , double jobbing (=
. out-commuting .
active jobs supported)

2016-based SNPP -740 -624 -646
2016-based SNPP (+MYE) -617 -521 -539
10-year migration -2,705 -2,282 -2,362
2017-SNPP -191 -161 -167
Linked to 645 dpa 19 16 17

Source: Derived from a range of sources as described

Attempts to link housing delivery with estimates of the number of jobs supported should be treated
with some caution, not least because there are a number of assumptions made which do have
alternatives (e.g. the choice of economic activity rate data). Additionally, it should be noted that the
Standard Method projection is arrived at mainly be improving household formation, alternatively it
could be assumed that additional housing delivery will drive a higher level of in-migration; this in turn
would see estimates of labour-supply growth increase. Overall, however, the conclusion of job
stabilisation is noteworthy.
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Demographic Trends and Housing Need Projections: Key Messages

Over the past five or more years, assessing the level of housing need has been for individual local
authorities (or groups of local authorities) to prepare by following advice in Planning Practice
Guidance (PPG). However, the new National Planning Policy Framework (NPPF) of February
2019 has introduced a Standard Method, based on looking at projected household growth (using
2014-based household projections) and adjustments based on the level of affordability in an area.

This method suggests household growth of about 557 per annum, plus an uplift of around 16% for
market signals (affordability). Therefore, at present the objectively assessed housing need (OAN)
for the Borough as a whole is for 645 dwellings per annum.

Although a figure for OAN is essentially given to the Council, it is of use to understand some of the
demographic trends underpinning future population and household growth and a range of analysis
has been undertaken.

Over the longer-term, the population of Sefton has been falling, although over the past decade or
so population levels have been fairly stable. The 2016-based SNPP projects that the population of
the Borough will increase by about 8,400 people in the period from 2017 to 2036 — population
growth is expected to be focussed in older age groups (the population aged 65 and over).

Alternative scenarios for population growth (e.g. looking at longer-term trends or factoring in more
recent population estimates (MYE)) suggest that the SNPP is a sound projection and forms a
reasonable view about how demographics might develop moving forward.

In converting population growth into household growth (and hence housing need) data from both
the 2014- and 2016-based SNHP has been utilised. The older (2014-based) data has been
accessed as there are some doubts about the robustness of 2016-based figures; these latest
figures are based on short-term trends and it has been argued (widely in the planning press) that
they build in a degree of suppression/constraint in the formation of younger households.

Focussing only on the 2016-based SNHP, it is estimated that the housing need in Sefton would be
for around 393 dpa. However, applying the (arguably) less constrained 2014-based data
increases this to 587 dpa. A further scenario where formation rates are partly returned to longer-
term trends (an approach previously widely used) increases the need figure further (to 634 dpa).

On this basis, it is clear that if 645 dwellings per annum are provided moving forward from 2017,
then some very modest increase in net in-migration might be expected. A scenario has been
modelled where population growth is sufficient to fill 645 additional homes, this sees an additional
9,000 people in the Borough (2017-36) and a greater increase in the number of people of working-
age.

A final analysis sought to estimate the number of jobs that would be supported by projected
population growth. Including a number of assumptions around economic participation, commuting,
double jobbing and unemployment, it was concluded that housing delivery in-line with the
Standard Method would be likely to see job stabilisation (i.e. the population growth would continue
to support the number of jobs currently available in the Borough).
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4.

Affordable Housing Need

Introduction

4.1

4.2

4.3

This section seeks to update analysis of the need for affordable housing in Sefton. This is in
particular to reflect the changed definition of affordable housing in Annex 2 of the National Planning
Policy Framework (NPPF). The revised NPPF definition is slightly wider than the previous NPPF
definition; in particular a series of ‘affordable home ownership’ options are considered to be
affordable housing.

The opportunity has also been taken to update aspects of the analysis to a 2018 base (including
data on house prices/rents, incomes, levels of new household formation and the supply of affordable
housing. The analysis looks at need in the 19-year period from 2017 to 2036, to be consistent with
other analysis developed in the report.

A methodology is set out in Planning Practice Guidance (PPG) to look at affordable need (within the
Housing need assessment guide), this is largely the same as the previous PPG method and does
not really address the additional (affordable home ownership) definition. The analysis below splits
between the current definition of affordable need and the additional definition, providing distinct
analysis for each

Affordable Housing Need (established definition)

4.4

The method for studying the need for affordable housing has been enshrined in Strategic Housing
Market Assessment (SHMA) guidance for many years, with an established approach to look at the
number of households who are unable to afford market housing (to either rent or buy). The analysis
below follows the methodology and key data sources in guidance and can be summarised as:

Current need (an estimate of the number of households who have a need now and based on a range
of data modelled from local information);

Projected newly forming households in need (based on projections developed for this project along
with an affordability test to estimate numbers unable to afford the market);

Existing households falling into need (based on studying the types of households who have needed
to access social/affordable rented housing and based on study past lettings data);

These three bullet points added together provide an indication of the gross need (the current need is
divided by 19 so as to meet the need over the 2017-36 period);

Supply of affordable housing (an estimate of the likely number of letting that will become available
from the existing social housing stock — drawing on data from CoRe? and the Council); and
Subtracting the supply from the gross need provides an estimate of the overall (annual) need for
affordable housing

2 The continuous recording of lettings and sales in social housing in England (referred to as CoRe) is a national information source that
records information on the characteristics of both private registered providers and local authority new social housing tenants and the
homes they rent
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4.5

4.6

Each of these stages is described below. In addition, much of the analysis requires a view about
affordability to be developed. This includes looking at house prices and private rents along with
estimates of local household incomes. The following sections therefore look at different aspects of
the analysis.

Affordable housing need under the ‘established definition’ is based on households with some of the
lowest incomes (i.e. insufficient income to buy OR rent in the open market). On this basis it would be
expected that the vast majority (potentially all) of any housing delivered for this group would be
social/affordable rented rather than housing with some degree of equity (e.g. shared ownership or
discounted market sale). In part this will be due to the need for many lower income households to
claim Housing Benefit support to pay housing costs, meaning that affordable home ownership
options would not be accessible/affordable.

Local Prices and Rents

4.7

4.8

4.9

4.10

An important part of the affordable needs model is to establish the entry-level costs of housing to buy
and rent. The affordable housing needs assessment compares prices and rents with the incomes of
households to establish what proportion of households can meet their needs in the market, and what
proportion require support and are thus defined as having an ‘affordable housing need’.

For the purposes of establishing affordable housing need, the analysis focuses on overall housing
costs (for all dwelling types and sizes). The following section expands on this information in more
detail to present a consideration of the types of affordable housing that might meet local needs. This
section focuses on establishing, in numerical terms, the overall need for affordable housing.

Analysis below considers the entry-level costs of housing to both buy and rent across the Council
area. The approach has been to analyse Land Registry and Valuation Office Agency (VOA) data to
establish lower quartile prices and rents — using a lower quartile figure is consistent with the PPG
and reflects the entry-level point into the market.

Data from the Land Registry for the year to September 2018 (i.e. Q4 of 2017 and Q1-Q3 of 2018)
shows estimated lower quartile property prices in the Borough by dwelling type. The data shows that
entry-level costs to buy are estimated to start from about £60,000 for a terraced home and rising to
£217,000 for a detached home. Looking at the lower quartile price across all dwelling types the
analysis shows a lower quartile ‘average’ price of £110,000.

Figure 4.1: Lower quartile cost of housing to buy — year to September 2018 — Sefton

Lower quartile price
Flat/maisonette £69,000
Terraced £60,100
Semi-detached £140,000
Detached £217,200
All dwellings £110,200

Source: Land Registry
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4.11

4.12

4.13

A similar analysis has been carried out for private rents using Valuation Office Agency (VOA) data —
this covers a 12-month period to September 2018. For the rental data, information about dwelling
sizes is provided (rather than types); the analysis shows an average lower quartile cost (across all
dwelling sizes) of £450 per month.

Figure 4.2: Lower Quartile Market Rents, year to September 2018 — Sefton
Lower Quartile rent, pcm
Room only £320
Studio £320
1-bedroom £395
2-bedrooms £495
3-bedrooms £575
4-bedrooms £750
All properties £450

Source: Valuation Office Agency

The rental figures above have been taken from VOA data; it is however of interest for this study to
see how these vary by location. The table below shows an estimate of the overall lower quartile
private rent in each of the six sub-areas; this is based on analysis of Rightmove data on available
lettings which has then been adjusted to be consistent with the data from VOA. The overall lower
quartile purchase price has also been shown (drawn directly from the Land Registry source). The
analysis shows higher rent levels in Formby, this area also has a higher lower quartile price than
other locations in the Borough. The lowest rents and prices are found in Bootle.

Figure 4.3: Lower Quartile Market Rents, by sub-area
Lower quartile price Lower Quartile rent, pcm
Southport £127,300 £485
Formby £208,300 £635
Maghull/Aintree £150,800 £515
Crosby £144,700 £500
Bootle £51,100 £410
Netherton £82,300 £470
All properties £110,200 £450

Source: Internet private rental cost search and Land Registry

When looking at affordability, the ability for households to either buy or rent is often considered.
Looking at Land Registry data it seems likely that the incomes required to buy are lower in Bootle
(and arguably Netherton) than those needed to rent. However, rental costs are used in this
assessment as it seems likely that for many households, it will be access to a deposit that is a barrier
to buying. This to some extent can be evidenced by the large increases in the number of households
in private rented housing seen over the past 10-15 years (although some households moving into
the PRS may also be driven by ‘choice’, as much as affordability).
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4.14

4.15

4.16

4.17

A household is considered able to afford market rented housing in cases where the rent payable
would constitute no more than a particular percentage of gross income. The choice of an appropriate
threshold is an important aspect of the analysis, CLG guidance (of 2007) suggested that 25% of
income is a reasonable start point but also notes that a different figure could be used. Analysis of
current letting practice suggests that letting agents typically work on a multiple of 40%. Government
policy (through Housing Benefit payment thresholds) would also suggest a figure of 40%+
(depending on household characteristics).

The threshold of income to be spent on housing should be set by asking the question ‘what level of
income is expected to be required for a household to be able to access market housing without the
need for a subsidy (e.g. through Housing Benefit)?’ The choice of an appropriate threshold will to
some degree be arbitrary and will be linked to the cost of housing rather than income. Income levels
are only relevant in determining the number (or proportion) of households who fail to meet the
threshold. It would be feasible to find an area with very low incomes and therefore conclude that no
households can afford housing, alternatively an area with very high incomes might show the
opposite output. The key here is that local income levels are not setting the threshold but are simply
being used to assess how many can or can’t afford market housing.

Rent levels in Sefton are relatively low in comparison to those seen nationally (a lower quartile rent
of £5625 per month across England). This would suggest that a proportion of income to be spent on
housing should be towards the bottom end of the range, arguably between 25% and 30% - for the
purposes of analysis a figure in the midpoint of this range (i.e. 27.5%) has been used, along with
sensitivities using 25% and 30%. It should be noted that the previous SHMA used a 30% threshold;
however, given that rents do not appear to have increased over time, but that there has been
inflation for other household costs, a slightly lower threshold is considered appropriate.

Generally, the income required to access owner-occupied housing is higher than that required to rent
and so the analysis to follow is based solely on the ability to afford to access private rented housing.
However, the local house prices are important when looking at the extended definition of affordable
housing in NPPF and are returned to when looking at this new definition.

Income Levels and Affordability

4.18

4.19

Following on from the assessment of local prices and rents it is important to understand local income
levels as these (along with the price/rent data) will determine levels of affordability (i.e. the ability of a
household to afford to buy or rent housing in the market without the need for some sort of subsidy).
Data about total household income has been based on ONS modelled income estimates, with
additional data from the English Housing Survey (EHS) being used to provide information about the
distribution of incomes.

Drawing all of this data together we have therefore been able to construct an income distribution for
the whole Council area for 2018. The figure below shows that around a third (34%) of households
have incomes below £20,000 with a further third in the range of £20,000 to £40,000. Overall the
average (mean) income is estimated to be around £38,400, with a median income of £29,000; the
lower quartile income of all households is estimated to be £16,800.
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4.20

4.21

Figure 4.4: Distribution of Household Income in Sefton (mid-2018 estimate)
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Analysis has also been undertaken to estimate how incomes vary by sub-area, with the table below
showing mean, median and lower quartile incomes in each area. The analysis shows the highest

incomes to be in Formby, with substantially lower incomes in Bootle and to a lesser extent

Netherton.

Figure 4.5: Estimated average (mean) household income by sub-area (mid-2018

estimate)
Mean Median Lower quartile
Southport £38,300 £29,100 £16,900
Formby £48,700 £37,000 £21,400
Maghull/Aintree £42,600 £32,400 £18,700
Crosby £41,700 £31,700 £18,300
Bootle £29,800 £22,600 £13,100
Netherton £33,000 £25,100 £14,500
All households £38,400 £29,000 £16,800

To assess affordability, a household’s ability to afford private rented housing without financial

Source: Derived from EHS and ONS data

support has been studied. The distribution of household incomes is then used to estimate the likely
proportion of households who are unable to afford to meet their needs in the private sector without
support, on the basis of existing incomes. This analysis brings together the data on household

incomes with the estimated incomes required to access private sector housing.

Page 65



Sefton — Strategic Housing Market Assessment

4.22

Different affordability tests are applied to different parts of the analysis depending on the group being
studied (e.g. recognising that newly forming households are likely on average to have lower incomes
than existing households (this has consistently been shown to be the case in the English Housing
Survey and the Survey of English Housing). Assumptions about income levels for specific elements
of the modelling are the same as in previous assessments of affordable need.

Current Affordable Housing Need

4.23

4.24

4.25

In line with PPG (paragraph 2a-020), the current need for affordable housing has been based on
considering the likely number of households with one or more housing problems. The table below
sets out the categories in the PPG and the sources of data being used to establish numbers. The
PPG also includes a category where households cannot afford to own despite it bring their aspiration
— this category is considered separately in this report (under the title of the additional definition of
affordable housing need).

Figure 4.6: Main sources for assessing the current unmet need for affordable
housing

Source Notes

CLG Live Table 784

Total where a duty is owed but no
accommodation has been secured
PLUS the total in temporary
accommodation

Analysis undertaken by tenure and
updated by reference to national
changes (from the English Housing
Survey (EHS))

Number of concealed families (with
dependent or non-dependent
children)

Homeless households
(and those in temporary
accommodation)

Census table
LC4108EW

Households in
overcrowded housing

Census table
LC1110EW

Concealed households

Existing affordable
housing tenants in need

Modelled data linking
to past survey analysis

Households from other
tenures in need

Modelled data linking
to past survey analysis

Excludes overcrowded households —
tenure estimates updated by
reference to the EHS

Source: PPG [2a-020]

It should be noted that there may be some overlap between categories (such as overcrowding and
concealed households, whereby the overcrowding would be remedied if the concealed household
moved). The data available does not enable analysis to be undertaken to study the impact of this
and so it is possible that the figures presented include a small element of double counting.
Additionally, some of the concealed households may be older people who have moved back in with
their families and might not be considered as in need.

The table below shows the initial estimate of the number of households within the Borough with a
current housing need. These figures are before any consideration of affordability has been made and
has been termed ‘the number of households in unsuitable housing’. Overall, the analysis suggests
that there are currently some 7,700 households living in unsuitable housing (or without housing) —
over a third of these currently live in Southport — albeit this is the largest area in terms of households.
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4.26

4.27

Figure 4.7: Estimated number of households living in unsuitable housing
Category of ‘need’ Households
Homeless households 14
Households in overcrowded housing 3,512
Concealed households 1,174
Existing affordable housing tenants in need 383
Households from other tenures in need 2,638
Total 7,721

Source: CLG Live Tables, Census (2011) and data modelling

Figure 4.8: Estimated number of households living in unsuitable housing (by sub-

area)
Homeless Over- Concealed AH Other Total
crowded tenants tenures

Southport 4 1,219 359 63 1,107 2,752
Formby 1 117 78 7 176 378
Maghull/Aintree 2 307 165 16 267 757
Crosby 3 554 225 60 463 1,304
Bootle 2 705 154 129 369 1,359
Netherton 2 610 193 109 256 1,171
Total 14 3,512 1,174 383 2,638 7,721

Source: CLG Live Tables, Census (2011) and data modelling

In taking this estimate forward, the data modelling estimates housing unsuitability by tenure. From
the overall number in unsuitable housing, households living in affordable housing are excluded (as
these households would release a dwelling on moving and so no net need for affordable housing will
arise). The analysis also excludes 90% of owner-occupiers under the assumption (which is
supported by analysis of survey data) that the vast majority will be able to afford housing once
savings and equity are taken into account. A final adjustment is to slightly reduce the unsuitability
figures in the private rented sector to take account of student-only households — such households
could technically be overcrowded/living in unsuitable housing but would be unlikely to be considered
as being in affordable housing need (student households rarely qualify for affordable housing). Once
these households are removed from the analysis, the remainder are taken forward for affordability
testing.

The table below shows it is estimated that there were 4,200 households living in unsuitable housing
(excluding current social tenants and the majority (90%) of owner-occupiers).
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4.28

4.29

Figure 4.9: Unsuitable housing by tenure and numbers to take forward into
affordability modelling

, . Number to take forward
In unsuitable housing N .
for affordability testing

Owner-occupied 2,359 236
Affordable housing 1,374 0
Private rented 2,800 2,798
No housing (homeless/concealed) 1,188 1,188
Total 7,721 4,222

Source: CLG Live Tables, Census (2011) and data modelling

Having established this figure, it needs to be considered that a number of these households might be
able to afford market housing without the need for subsidy. For an affordability test the income data
has been used, with the distribution adjusted to reflect a lower average income amongst households
living in unsuitable housing — for the purposes of the modelling an income distribution that reduces
the level of income to 88% of the figure for all households has been used to identify the proportion of
households whose needs could not be met within the market (for households currently living in
housing). A lower figure (of 42%) has been used to apply an affordability test for the
concealed/homeless households who do not currently occupy housing. These two percentage
figures have been based on a consideration of typical income levels of households who are in
unsuitable housing (based mainly on estimates in the private rented sector) along with typical
income levels of households accessing social rented housing (for those without accommodation).
These figures are considered to be best estimates, and likely to approximately reflect the differing
income levels of different groups with a current housing problem.

Overall, over half of households with a current need are estimated to be likely to have insufficient
income to afford market housing and so the estimate of the total current need is reduced to 2,169
households in the Borough. The table below shows how current need is estimated to vary across
sub-areas.

Figure 4.10: Estimated Current Affordable Housing Need
In unsuitable % Unable to Afford Revised Gross
housing (taken Market Housing Need (including
forward for (without subsidy) Affordability)
affordability test)

Southport 1,836 47.8% 878
Formby 200 56.1% 112
Maghull/Aintree 367 54.9% 201
Crosby 714 49.6% 354
Bootle 638 53.2% 339
Netherton 468 60.7% 284
Total 4,222 51.4% 2,169

Source: CLG Live Tables, Census (2011), data modelling and affordability analysis
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Newly-Forming Households

4.30

4.31

4.32

4.33

The number of newly-forming households has been estimated through demographic modelling with
an affordability test also being applied. This has been undertaken by considering the changes in
households in specific 5-year age bands relative to numbers in the age band below, 5 years
previously, to provide an estimate of gross household formation.

The numbers of newly-forming households are limited to households forming who are aged under 45
— this is consistent with CLG guidance (from 2007) which notes after age 45 that headship
(household formation) rates ‘plateau’. There may be a small number of household formations beyond
age 45 (e.g. due to relationship breakdown) although the number is expected to be fairly small when
compared with formation of younger households.

In looking at the likely affordability of newly-forming households, data has been drawn from previous
surveys. This establishes that the average income of newly-forming households is around 84% of
the figure for all households. This figure is remarkably consistent across areas (and is also
consistent with analysis of English Housing Survey data at a national level).

The analysis has therefore adjusted the overall household income data to reflect the lower average
income for newly-forming households. The adjustments have been made by changing the
distribution of income by bands such that average income level is 84% of the all household average.
In doing this it is possible to calculate the proportion of households unable to afford market housing
without any form of subsidy (such as LHA/HB). The assessment suggests that overall around two-
fifths of newly-forming households will be unable to afford market housing (to rent) and that a total of
819 new households will have a need on average in each year to 2036.

Figure 4.11: Estimated Level of Affordable Housing Need from Newly-Forming
Households (per annum) — Sefton
No. of new % unable to afford Total in need
households
Southport 620 42.9% 266
Formby 138 44.3% 61
Maghull/Aintree 210 40.8% 86
Crosby 340 40.4% 137
Bootle 304 46.8% 142
Netherton 261 48.5% 126
Total 1,872 43.7% 819

Source: Projection Modelling/affordability analysis

Existing Households Falling into Affordable Housing Need

4.34

The second element of newly arising need is existing households falling into need. To assess this,

information from CoRe has been used. This looked at households who have been housed over the
past three years — this group will represent the flow of households onto the Housing Register over

this period.
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4.35

4.36

4.37

From this newly forming households (e.g. those currently living with family) have been discounted as
well as households who have transferred from another social/affordable rented property. An
affordability test has also been applied.

This method for assessing existing households falling into need is consistent with the 2007 SHMA
guide which says on page 46 that ‘Partnerships should estimate the number of existing households
falling into need each year by looking at recent trends. This should include households who have
entered the housing register and been housed within the year as well as households housed outside
of the register (such as priority homeless household applicants)’.

Following the analysis through suggests a need arising from 515 existing households each year from
2017 to 2036.

Figure 4.12: Estimated Level of Affordable Housing Need from Existing Households
falling into need (per annum) — Sefton
Total additional need % of total
Southport 77 15.0%
Formby 6 1.2%
Maghull/Aintree 17 3.2%
Crosby 70 13.6%
Bootle 174 33.7%
Netherton 171 33.3%
Total 515 100.0%

Source: CoRe/affordability analysis

Supply of Affordable Housing

4.38

4.39

4.40

The future supply of affordable housing is the flow of affordable housing arising from the existing
stock that is available to meet future need. This focusses on the annual supply of social/affordable
rent relets.

The Practice Guidance suggests that the estimate of likely future relets from the social rented stock
should be based on past trend data which can be taken as a prediction for the future. Information
from the CoRe system has been used to establish past patterns of social housing turnover, along
with data from the Council about past lettings (to provide sub-area estimates). The figures include
general needs and supported lettings but exclude lettings of new properties and also exclude an
estimate of the number of transfers from other social rented homes. These exclusions are made to
ensure that the figures presented reflect relets from the existing stock.

On the basis of past trend data is has been estimated that 1,057 units of social/affordable rented
housing are likely to become available each year moving forward.
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4.41

4.42

Figure 4.13: Analysis of past social/affordable rented housing supply (per annum —
based on data for 2015-18 period)
General needs Suppqrted Total
housing
Total lettings 1,520 345 1,864
% as non-new build 95.7% 98.5% 96.3%
Lettings in existing stock 1,455 340 1,795
% non-transfers 61.6% 47.4% 58.9%
Total lettings to new tenants 896 161 1,057

Source: CoRe

The table below shows the estimated supply of affordable housing from relets in each sub-area. The
sub-area figures have been based on the size of the stock in each sub-area as of 2011 (Census
data) and information from the Council about past lettings.

Figure 4.14: Estimated supply of affordable housing from relets of existing stock by
sub-area (per annum)
Annual supply % of supply

Southport 163 15.4%

Formby 13 1.2%
Maghull/Aintree 36 3.4%

Crosby 153 14.5%

Bootle 351 33.2%

Netherton 341 32.3%

Total 1,057 100.0%

Source: CoRe/Sefton Council/Census (2011)

The PPG model also includes the bringing back of vacant homes into use and the pipeline of
affordable housing as part of the supply calculation. These have however not been included within
the modelling in this report. Firstly, there is no evidence of any substantial stock of vacant homes
(over and above a level that might be expected to allow movement in the stock) — as of 2017, CLG
data shows 247 vacant general needs homes in the Borough (about 1.3% of the total stock).
Secondly, with the pipeline supply, it is not considered appropriate to include this as to net off new
housing would be to fail to show the full extent of the need, although in monitoring it will be important
to net off these dwellings as they are completed.

Net Affordable Housing Need

4.43

The table below shows the overall calculation of affordable housing need. This excludes supply
arising from sites with planning consent (the ‘development pipeline’). The analysis shows that there
is a need for 391 dwellings per annum to be provided — a total of 7,400 over the 19-year period
(2017-36). The net need is calculated as follows:
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Figure 4.15: Estimated Need for Affordable Housing — Sefton

Per annum 2017-36
Current need 114 2,169
Newly forming households 819 15,554
Existing households falling into need 515 9,789
Total Gross Need 1,448 27,512
Re-let Supply 1,057 20,079
Net Need 391 7,432

Source: Census (2011)/CoRe/Projection Modelling and affordability analysis
444  The table below shows the annualised information for individual sub-areas. The analysis shows a
need for additional affordable housing in most areas with Southport seeing the highest need (226
units per annum). Both Bootle and Netherton show small surpluses of affordable housing — this is
consistent with the relatively large stock of affordable housing along with some of the cheapest
housing costs in the Borough. That said, there could be a mismatch in these areas between the size
of homes needed and the available stock — this is considered later in the report.

Figure 4.16: Estimated Need for Affordable Housing by sub-area (per annum)

Existing
households
falling
into need
Southport 46 266 77 389 163 226
Formby 6 61 6 73 13 60
Maghull/Aintree 11 86 17 113 36 77
Crosby 19 137 70 226 153 73
Bootle 18 142 174 334 351 -17
Netherton 15 126 171 313 341 -28
Total 114 819 515 1,448 1,057 391

Source: Census (2011)/CoRe/Projection Modelling and affordability analysis

Total
Gross
Need

Newly
forming
households

Current
need

Relet

Net Need
Supply et Nee

4.45 The table below repeats the above data along with information about the scale of need compared
with the current number of households and also the relationship between supply and need. This
allows consideration of the level of need on a more standardised basis to see which areas have
greater (or lesser) stresses on affordable supply.

446  The table shows that some 58% of the need arises in Southport (reducing to 52% if the
Bootle/Netherton surpluses are excluded). However, due to the higher number of households in this
area the need when standardised is actually slightly lower than in Formby. When comparing the level
of gross need with supply the data shows a particular pressure in Formby and Maghull/Aintree. In
Formby, the estimated level of supply is only 17% of the need — current affordable housing provision

is therefore only expected to be able to meet about a sixth of the need.
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Figure 4.17: Estimated level of Housing Need per annum

% of net
Net need
Total Suppl Net Need % of net shortfall | Supply as or 1.000
Need PRl shortfall | (excluding | % of need per 1.
households
surpluses)
Southport 389 163 226 58% 52% 42% 5.4
Formby 73 13 60 15% 14% 17% 5.9
Maghull/Aintree 113 36 77 20% 18% 32% 5.1
Crosby 226 153 73 19% 17% 68% 3.4
Bootle 334 351 -17 -4% 0% 105% -1.0
Netherton 313 341 -28 -7% 0% 109% -1.8
Sefton 1,448 1,057 391 100% 100% 73% 3.2

Source: Census (2011)/CORE/Projection Modelling and affordability analysis

Comparison with Previous Assessment

4.47  The last full assessment of affordable need was undertaken as part of the 2014 SHMA. This followed
broadly the same methodology as this report and below is a comparison of the findings. The analysis
would suggest that affordable needs have gone down slightly over time and looking at the individual
components of the model it can be seen that both gross need and the potential supply are estimated
to have reduced. Overall the estimated net need changing from 434 dwellings per annum to 391 per
annum is not considered to be a substantial change (given that the figure is a net figure based on
two much larger numbers). Both studies clearly demonstrate a need to provide additional affordable
housing in Sefton where opportunities arise.

Figure 4.18: Estimated Need for Affordable Housing — Sefton — comparing this
study with 2014 SHMA
This study 2014 SHMA
Current need 114 93
Newly forming households 819 948
Existing households falling into need 515 639
Total Gross Need 1,448 1,680
Re-let Supply 1,057 1,246
Net Need 391 434
Source: This study and 2014 SHMA (Figure 7.14)
4.48 A comparison below looks at each of the six sub-areas (just overall net need figures are provided).

This study broadly shows the same pattern of need across areas, with the highest need being in
Southport, and Bootle and Netherton both showing a slight surplus of affordable housing (albeit
potentially reducing over time in Bootle).
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Figure 4.19: Estimated Need for Affordable Housing — Sefton — comparing this
study with 2014 SHMA (sub-area analysis)
This study 2014 SHMA Difference

Southport 226 203 +23
Formby 60 64 -4

Maghull/Aintree 77 118 -41

Crosby 73 91 -18
Bootle -17 -32 +15
Netherton -28 -9 -19
Sefton 391 434 -43

Source: This study and 2014 SHMA (Figure 7.11)

Sensitivity Testing the Proportions of Income Spent on Housing

4.49

4.50

The analysis above seems to be suggesting that the need for affordable housing may have gone
down slightly since the previous SHMA. However, it should additionally be noted that the previous
SHMA used an affordability ratio of 30% (income spent on housing costs), whereas this study has
reduced this to 27.5% - the reduction being based on the observation that rent levels have not
changed but the cost of living is likely to have increased.

The analysis below therefore shows what the equivalent estimate of affordable need would be if the
threshold is raised to 30%; a sensitivity has also been developed using a 25% figure. The analysis
shows that raising the figure to 30% would see the need fall to 285 dwellings per annum; with a 25%
threshold the need is higher (507 per annum). This analysis shows how sensitive the outputs can be
to this assumption, although in all cases the analysis does show a notable level of affordable
housing need.

Figure 4.20: Estimated Need for Affordable Housing — Sefton — sensitivity testing
proportion of income spent on housing (figures are per annum)

@25% @27.5% @30%
Current need 123 114 106
Newly forming households 903 819 744
Existing households falling into need 537 515 492
Total Gross Need 1,564 1,448 1,341
Re-let Supply 1,057 1,057 1,057
Net Need 507 391 285

Source: Census (2011)/CoRe/Projection Modelling and affordability analysis

How Much Should Affordable (rented) Housing Cost?

4.51

The analysis above has studied the overall need for affordable housing using a well-established
model. This model focusses on households who cannot afford to rent in the market. These
households are therefore most likely to have a need for rented housing and below is an analysis that
sets out what might be an affordable rent for different sizes of accommodation (in different locations)
based on local incomes and housing costs.
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4.52

4.53

4.54

4.55

The analysis essentially considers what might be a ‘Living Rent’. These calculations are based on
research by JRF/Savills® and use the following methodology:

Annual Survey of Hours and Earnings (ASHE) lower quartile earnings;

Adjustment for property size by recognised equivalence model; and

Starting rent set at 28% of net earnings

Rent set at Local Housing Allowance (LHA) limits where calculations show a higher figure

The analysis shows rents starting at about £250 for a 1-bedroom home (in Bootle) and rising to £650
for homes with 3-bedrooms in Formby (the Living Rent method only goes up to 3-bedrooms).
Figures shown in bold in the table have been derived from the Living Rent methodology but should
arguably be capped as they are higher than the maximum level of LHA, it is not considered sensible
to be charging a rent in excess of LHA, as this would mean many households having to top up their
rent from other income sources.

For example, in Formby the Living Rent method (linked to local incomes) suggests a 1-bedroom rent
of £407 per month, however the maximum LHA (see second table below) is only for £396 per month.
There would therefore be a case to limit rents in this area to the LHA figure rather than the Living
Rent one. Other areas and sizes where this occur are Formby (all sizes), Maghull/Aintree (2- and 3-
bedroom homes) and 3-bedroom homes in Crosby.

Figure 4.21: Living rents (per month) — 2017/18
1-bedroom 2-bedroom 3-bedrooms
Southport £320 £416 £512
Formby £407 £529 £651
Maghull/Aintree £356 £463 £570
Crosby £348 £453 £558
Bootle £249 £324 £398
Netherton £276 £358 £441
Sefton £321 £417 £513

Source: ASHE and Living Rents methodology

The table below shows LHA limits in the two Broad Rental Market Areas (BRMAs) covering Sefton.
The areas are Southport (which includes the Southport and Formby sub-areas) and Greater
Liverpool (which covers Maghull/Aintree, Crosby, Bootle and Netherton). As noted, there is a case
for ensuring that rents are capped at the maximum amount of benefit able to be claimed. The issue
of LHA limits should be a key consideration when setting rent levels for any new developments.

3

http://pdf.savills.com/documents/Living%20Rents%20Final%20Report%20June%202015%20-%20with%201inks%20-%2019%2006%20

2015.pdf
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Figure 4.22: Maximum Local Housing Allowance (Housing Benefit) by location
(Broad Rental Market Area) and property size (January 2019)

1-bedroom 2-bedroom 3-bedrooms
Southport £396 £524 £606
Greater Liverpool £394 £455 £524

Source: Valuation Office Agency

Affordable Housing — Expanded NPPF Definition

4.56

4.57

4.58

4.59

4.60

4.61

Introduction

Using the previously established method to look at affordable need, it was estimated that there is a
need for around 391 units per annum — this is for subsidised housing at a cost below that to access
the private rented sector (i.e. for households unable to access any form of market housing without
some form of subsidy). As previously noted, it would be expected that this housing would be
delivered primarily as social/affordable rented housing.

The new NPPF introduces a new category of household in affordable housing need and widens the
definition of affordable housing (as found in the NPPF — Annex 2). It is considered that households
falling into the definition would be suitable for Starter Homes or Discounted market sales housing,
although other forms of affordable home ownership (such as shared ownership) might also be
appropriate.

This section considers the level of need for these types of dwellings in Sefton. The NPPF states
“Where major development involving the provision of housing is proposed, planning policies and
decisions should expect at least 10% of the homes to be available for affordable home ownership,
unless this would exceed the level of affordable housing required in the area, or significantly
prejudice the ability to meet the identified affordable housing needs of specific groups.” (NPPF, para
64).

Establishing a Need for Affordable Home Ownership

The Planning Practice Guidance (PPG) of February/July 2019 confirms a widening definition of those
to be considered as in affordable need; now including ‘households from other tenures in need and
those that cannot afford their homes, either to rent, or to own, where that is their aspiration’.
However, at the time of writing, there is no guidance about how the number of such households
should be measured.

The methodology used in this report therefore draws on the current method, and includes an
assessment of current needs, projected need (newly forming and existing households). The key
difference is that in looking at affordability an estimate of the number of households in the ‘gap’
between buying and renting is used. There is also the issue of establishing an estimate of the supply
of affordable home ownership homes — this is considered separately below.

The first part of the analysis seeks to understand what the gap between renting and buying actually
means in Sefton — in particular establishing the typical incomes that might be required.
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Just by looking at the relative costs of housing to buy and to rent it is clear that there will be
households in Sefton who can currently rent but who may be unable to buy. In the year to
September 2018, the ‘average’ lower quartile private rent is shown by VOA to cost £450 a month,
assuming a household spends no more than 27.5% of income on housing, this would equate to an
income requirement of about £19,600. For the same period, Land Registry data records a lower
quartile price in the Borough of about £110,000, which (assuming a 10% deposit and 4 times
mortgage multiple) would equate to an income requirement of around £24,800.

Therefore, on the basis of these costings, it is reasonable to suggest that affordable home ownership
products would be pitched at households with an income between £19,600 (i.e. able to afford to
privately rent) and £24,800 (the figure above which a household might reasonably be able to buy).

Additionally, it should be noted that there will be differences across sub-areas, as the pricing of
homes does differ markedly. The table below shows an estimate of the typical income likely to be
needed to buy and rent privately in each of the six areas. This shows that buying is potentially more
affordable in Bootle and Netherton than privately renting (marginal in Netherton) but that there is a
notable gap between the income requirements in other areas, particularly in Formby.

This finding would suggest that affordable home ownership might not work in Bootle/Netherton,
however the situation is likely to be more complex, and one in which the barriers to home ownership
are likely to be related to factors other than the cost of housing (which could for example include the
lack of a deposit or difficulties obtaining a mortgage (for example due to a poor credit rating or
insecure employment). Additionally, the analysis suggests an income of £11,500 is needed to buy in
Bootle; it is quite possible that at this level of income it would be difficult to obtain a mortgage.

Figure 4.23: Estimated income required for different market tenures by sub-area
Lower quartile price Lower Quartile rent
Southport £28,600 £21,200
Formby £46,900 £27,700
Maghull/Aintree £33,900 £22,500
Crosby £32,600 £21,800
Bootle £11,500 £17,900
Netherton £18,500 £20,500
All properties £24,800 £19,600

Source: Internet private rental cost search and Land Registry

Using the income distributions developed for use in the previous analysis of affordable housing need
it has been estimated that of all households living in the private rented sector, around 45% already
have sufficient income to buy a lower quartile home, with 13% falling in the rent/buy gap. The final
41% are estimated to have an income below which they cannot afford to rent privately. These figures
have been built up from sub-areas, with data suggesting a range of between 0% (Bootle and
Netherton) and 25% (Formby) of households in the private rented sector as sitting in the rent/buy

gap.
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These figures have been based on an assumption that incomes in the private rented sector are
around 88% of the equivalent figure for all households (a proportion derived from the English
Housing Survey) and are used as it is clear that affordable home ownership products are likely to be
targeted at households living in or who might be expected to access this sector (e.g. newly forming
households).

The finding that approaching half of households in the private rented sector are likely to have an
income that would allow them to buy a home is also noteworthy and suggests that for many
households, barriers to accessing owner-occupation are less about income and more about other
factors (a point noted above specifically for Bootle/Netherton but arguably applicable more widely
across the Borough). That said, it does also need to be recognised that for some households
choosing the PRS over owner-occupation isn’t just about affordability factors, many will live in the
PRS as their tenure of choice.

To study current need, an estimate of the number of household living in the private rented sector
(PRS) has been established, along with the same (rent/buy gap) affordability test described above.
the start point is the number of households living in private rented accommodation; as of the 2011
Census there were some 15,800 households living in the sector. Data from the Survey of English
Housing (EHS) suggests that since 2011, the number of households in the PRS has risen by about
26% - if the same proportion is relevant to Sefton then the number of households in the sector would
now be around 19,900.

Additional data from the EHS suggests that 60% of all PRS households expect to become an owner
at some point (11,900 households if applied to Sefton) and of these some 25% (3,000 households)
would expect this to happen in the next 2-years. The figure of 3,000 is therefore taken as the number
of households potentially with a current need for affordable home ownership before any affordability
testing.

As noted above, on the basis of income it is estimated that around 13% of the private rented sector
sit in the gap between renting and buying; applying this proportion to the 3,000 figure would suggest
a current need for around 377 affordable home ownership products (20 per annum if annualised over
a 19-year period).

In projecting forward, the analysis can consider newly forming households and also the remaining
existing households who expect to become owners further into the future. Applying the same
affordability test (albeit on a very slightly different income assumption for newly forming households)
suggests an annual need from these two groups of around 295 dwellings (236 from newly forming
households and 59 from existing households in the private rented sector).

Bringing together all of this analysis suggests that there is a need for around 315 affordable home
ownership homes (priced for households able to afford to rent but not buy) per annum in the 2017-36
period. The table below shows that these households are likely to arise in all areas other than
Bootle/Netherton — these locations do not have any income gap between buying and renting and
therefore the modelling identifies a figure of zero need. This does not mean that no affordable home
ownership should be provided in these locations, but it does suggest (as above) that barriers to
home ownership go beyond the cost of housing to buy.
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Figure 4.24: Estimated Gross Need for Affordable Home Ownership by sub-area
Current need Newly EXISting | 11l Gross
forming houlsehlolds Need (per
Total Perannum | ,4,seholds falling into annum)
need
Southport 209 11 93 33 137
Formby 32 2 35 5 42
Maghull/Aintree 37 2 42 6 50
Crosby 98 5 66 16 87
Bootle 0 0 0 0 0
Netherton 0 0 0 0 0
Total 377 20 236 59 315

Source: Census (2011)/Projection Modelling and affordability analysis

Potential Supply of Housing to Meet the Affordable Home Ownership Need

4.74

4.75

4.76

4.77

4.78

As with assessing the need for affordable home ownership, it is the case that at present the PPG
does not include any suggestions about how the supply of housing to meet these needs should be
calculated. The analysis below therefore provides a general discussion.

As noted previously, the lower quartile cost of a home to buy in Sefton is around £110,000. By
definition, a quarter of all homes sold (noting that the data is for the year to September 2018) will be
priced at or below this level. According to the Land Registry source, there were a total of 4,447 sales
in this period and therefore over 1,100 would be priced below the lower quartile. This is 1,100 homes
that would potentially be affordable to the target group for affordable home ownership products and
is a potential supply that is clearly in excess of the level of need calculated.

An alternative way to look at the supply is to estimate how much housing is available at an
equivalent price (in income terms) to accessing the private rented sector. If the rental figure is
worked backwards into an equivalent purchase price, then this gives an affordable price to buy of
about £87,300 (calculated as (19,600x4)+0.9). Any home sold at a price at or below £87,300 would
(in income terms) be available to all households currently in the rent/buy gap. In the year to
September 2018 there were 783 sales in Sefton at or below £106,000, a figure which is again above
the estimated level of need.

These figures will however vary by sub-area, as pricing is very different across locations. The table
below shows an estimate of the number of homes sold at below lower quartile in each area and also
the numbers sold at a price equivalent to accessing the private rented sector. It should be noted that
the figures do not add up to the totals shown above, as the former figures were calculated on the
basis of Borough-wide data. For information, the table below also shows the estimated gross need
previously calculated, although given the uncertainties about how to look at supply, no net need
figure is offered.

The analysis shows a potential supply to meet the need regardless of the supply measure used. The
exceptions to this are in Formby, Maghull/Aintree and Crosby; although in all of these areas the
overall supply of lower quartile homes is in excess of the estimated need.
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4.79

Figure 4.25: Estimated potential supply of homes to meet the need for affordable
home ownership
Annual supply of Annual supply of Estimated gross
homes priced homes priced at an (annual) need for
below lower equivalent level to affordable home
quartile private renting ownership
Southport 413 165 137
Formby 92 17 42
Maghull/Aintree 146 21 50
Crosby 200 58 87
Bootle 161 431 0
Netherton 98 130 0
Total 1,110 822 315

Source: Land Registry

These figures should be used to demonstrate the scale of potential supply for households in the
rent/buy gap and it should be noted that this stock is not necessarily available to those households in
need (i.e. market housing is not allocated and so theoretically all of the sales could go to households
who could afford a more expensive home or potentially to investment buyers). There may also be
issues with the quality of the stock at the very bottom end of the market. That said there is clearly a
reasonable level of stock that is potentially affordable to those households falling into the
Government’s revised definition of affordable housing need.

Implications of the Analysis

4.80

4.81

4.82

Given the analysis above, it would be reasonable to conclude that there is no need to provide
housing under the new definition of ‘affordable home ownership’ — whilst there are clearly some
household in the gap between renting and buying, there is also a potential supply of homes within
the existing stock that can make a contribution to this need.

However, it does seem that there are many households in Sefton who are being excluded from the
owner-occupied sector (including in those areas where the cost of housing is lowest). This can be
seen by analysis of tenure change, which saw the number of households living in private rented
accommodation increasing by 64% from 2001 to 2011 (with the likelihood that there have been
further increases since). Over the same period, the number of owners with a mortgage dropped
notably (by 12%).

On this basis, and as previously noted, it seems likely in Sefton that access to owner-occupation is
being restricted by access to capital (e.g. for deposits, stamp duty, legal costs) as well as potentially
some mortgage restrictions (e.g. where employment is temporary) rather than being due to
availability of housing. There will also be other factors at play such as competition from buy to let
investors, and quality of existing stock and whether it meets household aspirations.

Page 80



4. Affordable Housing Need

4.83

4.84

4.85

4.86

4.87

Hence, whilst the NPPF gives a clear steer that 10% of all new housing (on larger sites) should be
for affordable home ownership, it is not clear that this is the best solution in the Borough. If possible,
it would be more appropriate for the Council to seek for 10% of housing to be made available with
some initial upfront capital payment (such as a deposit contribution), rather than as a discount to
OMV. Such a payment could cover the deposit and other initial costs and would potentially need to
be protected in some way so that the money is not lost if a household chooses to sell their property
(i.e. to ensure that any subsidy is held in perpetuity). Schemes such as Help-to-Buy could form part
of such a package. This would still be targeted at the same group of households (likely to mainly be
those currently privately renting but who would like to buy). If this could be achieved, then it may be
reasonable for up to 10% of homes to fall into the affordable home ownership category.

If the Council does seek to provide 10% of housing as affordable home ownership, then it is likely
that shared ownership is the most appropriate option. This is due to the lower deposit requirements
and lower overall costs (given that the rent would also be subsidised). In promoting shared
ownership, the Council should consider the equity share and also the overall cost once the rent and
any service charges are included — this will be necessary to ensure that such homes a meeting the
target group of households (i.e. those with an income in the gap between renting and buying).

It may be that equity shares as low as 25% would be needed to make shared ownership affordable
(although this does have the additional advantage of a lower deposit), given that such homes would
need to use Open Market Value as a start point. This is something that should be monitored on a
case by case basis and could vary by location and property type/size.

Overall, the evidence suggests there is no basis to increase the provision of affordable home
ownership above the 10% figure currently suggested in the NPPF, and that in addition to 10% of
affordable home ownership (or some alternative measure such as capital payments), the Council
should be seeking to provide additional social/affordable rented housing. Such housing is cheaper
than that available in the open market and can be accessed by many more households (some of
whom may be supported by benefit payments).

In some parts of the Borough, there is arguably a marginal need for affordable home ownership
products (Formby, Maghull/Aintree and Crosby). In these locations it is possible that some forms of
affordable home ownership other than the shared ownership suggested above might be appropriate.
However, it should be noted that such forms of housing may have a higher threshold to access (in
income terms) and would not therefore be meeting the most acute needs.

How Much Should Affordable Home Ownership Homes Cost?

4.88

The analysis and discussion above suggests that there are a number of households likely to fall
under the new PPG definition of affordable housing need (i.e. in the gap between renting and
buying) but that the potential supply of cheaper (more affordable) housing to buy makes it difficult to
fully quantify this need. However, given the NPPF, it seems likely that the Council will need to seek
10% of additional homes on larger sites as some form of home ownership.
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4.89

4.90

4.91

4.92

4.93

4.94

This report recommends shared ownership as the most appropriate form of affordable home
ownership; however, it is possible that some housing would come forward as other forms of housing
such as Starter Homes or discounted market sale. If this is the case, it will be important for the
Council to ensure that such homes are sold at a price that is genuinely affordable for the intended
target group.

The table below sets out a suggest purchase price for affordable home ownership in the six sub-
areas areas. The figures are based on trying to roughly equate a sale price with an equivalent
access point to the private rental market. This shows a 1-bedroom home ‘affordable’ price of
£69,300 in Bootle, rising to in excess of £200,000 for homes with 4+-bedrooms in Formby.

Figure 4.26: Affordable home ownership prices (aligned with cost of accessing
private rented sector) — data for year to September 2018
1-bedroom 2-bedroom 3-bedroom 4+-bedroom

Southport £83,200 £112,000 £121,600 £174,900
Formby £91,700 £120,500 £151,500 £220,800
Maghull/Aintree £83,200 £98,100 £117,300 £144,000
Crosby £83,200 £106,700 £125,900 £186,700
Bootle £69,300 £80,000 £88,500 £110,900
Netherton £73,600 £85,300 £96,000 £115,200
Sefton £84,300 £105,600 £117,300 £160,000

Source: derived from VOA data

Overall, this analysis suggests that the additional categories of affordable housing set out in Annex 2
of the NPPF are unlikely to meet any need in Sefton; put simply, the supply of ‘cheaper’ housing to
buy in the area (in the second-hand market) is sufficiently affordable such that there is no need for a
discounted new build product — there are however a number of specific locations where there is
potentially a shortage of ‘affordable home ownership’.

As well as in those areas where there is a potential shortfall, there may be cases where the Council
could accept ‘affordable home ownership’; for example, where this supports viability or to help
diversify stock in some areas.

This is likely to be the case in Bootle, and to a lesser extent Netherton. The table above shows that
the suggested ‘affordable’ prices are above typical prices available in the second-hand market, and
in these areas, the provision of affordable home ownership may be more about providing a wider
housing offer than specifically meeting an affordable need. However, if possible, it would still be
preferable to provide shared ownership in these locations, or other methods to allow households to
access market housing (e.g. deposit assistance) rather than simply providing a home for full
purchase with some degree of discount.

If the Council do seek for some additional housing to be in the affordable home ownership sector, it
is additionally recommended that they set up (or commission setting up) a register of people
interested in these products (in a similar way to the current Housing Register). This will enable any
properties to be ‘allocated’ to households whose circumstances best meet the property on offer.
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Affordable Housing Need: Key Messages

Analysis has been undertaken to estimate the need for affordable housing in the 2017-36 period.
The analysis is split between a ‘traditional’ need (which is mainly for social/affordable rented
accommodation) and is based on households unable to buy or rent in the market and the
‘additional’ category of need introduced by the revised NPPF/PPG (which includes housing for
those who can afford to rent privately but cannot afford to buy a home).

The analysis has taken account of local housing costs (to both buy and rent) along with estimates
of household income. Additionally, when looking at traditional needs, consideration is given to
household projections and estimates of the supply of social/affordable rented housing. For the
additional definition, consideration is given to the size of the private rented sector and the potential
supply (from Land Registry data) of cheaper accommodation to buy.

Using the traditional method, the analysis suggests a need for 391 affordable homes per annum
and therefore the Council is justified in seeking to secure additional affordable housing. The
analysis does however identify a small surplus of affordable housing in Bootle and Netherton,
although there may be a mismatch in terms of the size of homes needed and those available.

It is suggested that the cost of housing to rent within this group is fixed by reference to local
incomes (and the Living Rent methodology) although rents above Local Housing Allowance limits
should be avoided (to ensure housing affordable to those needing to claim Housing Benefit).

Using the expanded definition, a surplus of affordable housing is shown — essentially there is
already a substantial stock of ‘cheaper’ homes to buy across the Borough. The analysis did
however identify possible shortfalls in Formby, Maghull/Aintree and Crosby. However, it should be
noted that all of the households in need (in those areas) can actually afford market housing (to
rent).

On this basis the analysis suggests that a 10% target for affordable home ownership may be
appropriate in some locations (the 10% figure coming from the NPPF) and arguably also in those
areas with an apparent surplus to help diversify the stock. There is no evidence to suggest any
figure higher than the 10%.

If possible, it may be more appropriate for the Council to seek for 10% of housing to be made
available with some initial upfront capital payment (such as a deposit contribution), rather than as
a discount to Open Market Value (OMV). Such a payment could cover the deposit and other initial
costs and would potentially need to be protected in some way so that the money is not lost if a
household chooses to sell their property (i.e. to ensure that any subsidy is held in perpetuity).
Schemes such as Help-to-Buy could form part of such a package. This would still be targeted at
the same group of households (likely to mainly be those currently privately renting but who would
like to buy.

In terms of setting housing costs in the affordable home ownership sector, it is recommended that
the Council considers setting prices at a level which (in income terms) are equivalent to the levels
needed to access private rented housing. This would ensure that all households in need under the
new definition could potentially afford housing — this might mean greater than 20% discounts from
Open Market Value in some locations.

Overall, the analysis identifies a notable need for affordable housing, and it is clear that provision
of new affordable housing remains an important and pressing issue in the Borough. It does
however need to be stressed that this report does not provide an affordable housing target; the
amount of affordable housing delivered will be limited to the amount that can viably be provided.
The evidence does however suggest that affordable housing delivery should be maximised where
opportunities arise, particularly of affordable housing to rent.
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5. Family Households and Housing Mix

Introduction

5.1 A further area of analysis is around the mix of housing required in different tenures. The revised
NPPF says ‘the size, type and tenure of housing needed for different groups in the community
should be assessed and reflected in planning policies’; this includes families with children. The
revised PPG does not provide any guidance about this topic although the previous PPG did say
(paragraph 2a-021) that ‘plan makers can identify current numbers of families, including those with
children, by using the local household projections’.

5.2 This section therefore looks at a range of statistics in relation to families (generally described as
households with dependent children) before moving on to look at how the numbers are projected to
change moving forward. The analysis finishes by looking at the mix of housing required (covering all
household groups and tenures); this analysis takes account of the way different groups occupy
housing and links to projections of change to household types and ages.

Background data

5.3 The number of families in the Borough (defined for the purpose of this assessment as any household
which contains at least one dependent child) totalled 32,200 as of the 2011 Census, accounting for
27% of households. This proportion is very slightly lower to that seen across the region and
nationally. Analysis for sub-areas shows higher proportions of households with dependent children in
Bootle and Netherton; in particular these locations have high proportions of lone parent households.

Figure 5.1: Households with dependent children (2011)

Total with
Married Cohabiting Lone Other All other W
Total dependent
couple couple parent households | households )
children
No. 5,233 1,465 2,706 834 29,641 39,879 10,238
Southport
% 13.1% 3.7% 6.8% 2.1% 74.3% 100.0% 25.7%
No. 1,743 234 420 165 7,411 9,973 2,562
Formby
% 17.5% 2.3% 4.2% 1.7% 74.3% 100.0% 25.7%
, No. 2,477 482 752 295 11,380 15,386 4,006
Maghull/Aintree
% 16.1% 3.1% 4.9% 1.9% 74.0% 100.0% 26.0%
Crosb No. 3,056 696 1,388 488 15,380 21,008 5,628
y Y% 14.5% 3.3% 6.6% 2.3% 73.2% 100.0% 26.8%
Bootle No. 1,424 854 2,127 456 11,150 16,011 4,861
Y% 8.9% 5.3% 13.3% 2.8% 69.6% 100.0% 30.4%
Netherton No. 1,806 842 1,823 454 10,748 15,673 4,925
Y% 11.5% 5.4% 11.6% 2.9% 68.6% 100.0% 31.4%
Sefton No. 15,739 4,573 9,216 2,692 85,710 117,930 32,220
Y% 13.3% 3.9% 7.8% 2.3% 72.7% 100.0% 27.3%
North West Y% 14.1% 4.3% 8.1% 2.3% 71.2% 100.0% 28.8%
England Y% 15.3% 4.0% 71% 2.6% 70.9% 100.0% 29.1%

Source: Census (2011)
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54 The table below shows how the number of households with dependent children changed from 2001
to 2011. Overall there was a notable decrease in the number of households with dependent children,
falling by around 3,200 (a decrease of 9%). Within this, there was an increase in the number of
cohabiting couples and lone parents, along with a substantial reduction in the number of married

couples.
Figure 5.2: Change in households with dependent children (2001-11) — Sefton
2001 2011 Change % change

Married couple 20,218 15,739 -4,479 -22.2%
Cohabiting couple 3,300 4,573 1,273 38.6%
Lone parent 8,940 9,216 276 3.1%
Other households 2,940 2,692 -248 -8.4%
All other households 81,449 85,710 4,261 5.2%
Total 116,847 117,930 1,083 0.9%
Total with dependent children 35,398 32,220 -3,178 -9.0%

Source: Census (2001 and 2011)

5.5 The table below shows the projected change to the number of children (aged Under 15) from 2017 to
2036. This shows that both the official projections and the consultation Standard Method projection
would expect a small decline in the number of children (falling by 1% over the 19-year period).

Figure 5.3: Estimated change in population aged 15 and under (2017-36) — Sefton

Populatlo:nzge(:d 15 and Change % change
(2017-36) from 2017
2017 2036
2016-based SNPP 44,550 44,170 -380 -0.9%
Linked to 645 dpa 44,647 44,144 -503 -1.1%

Source: Derived from demographic modelling

5.6 The figure below shows the current tenure of households with dependent children. There are some
considerable differences by household type with lone parents having a very high proportion living in
the social rented sector and also in private rented accommodation. Only 37% of lone parent
households are owner-occupiers compared with over 87% of married couples with children.
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5.7

% of households in group

Figure 5.4: Tenure of households with dependent children — Sefton
100% W —0:6%— ~6:9%~ —0:6% 3%~ 4% —0:6%
J/0 0,
90% 15.4% 11.7% 13.4% 18.1%
° 25.9% . o
80% 33.0%
70%
60%
50%
40%
30%
20%
10%
0%
Married Cohabiting  Lone parent Other All other  All households All households
couple couple households  households with
(no dependent dependent
children) children
= Owner-occupied (no mortgage) ™ Owner-occupied (with mortgage) = Social rented = Private rented ® Living rent free

Source: Census (2011)

Overcrowding is often a key theme when looking at the housing needs of households with children
and the figure below shows that households with children are about five times more likely than other
households to be overcrowded. In total, some 7% of all households with dependent children are
overcrowded and included within this the data shows 8% of lone parent households are overcrowded
along with 26% of ‘other’ households with dependent children. Levels of under-occupancy amongst
households with dependent children are low when compared with other households.

Figure 5.5: Occupancy rating and households with dependent children

% of households in group

100%

? 5.6% 78% g ? 7.0%

90% 26.2%
80%
70%
60%
50%
40%
30%
20%
10%

0%

Married Cohabiting  Lone parent Other Allother  All households All households
couple couple households  households with
(no dependent dependent

m+2ormore m1 m0 m-1orless children) children

Source: Census (2011)
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5.8 As well as households containing dependent children there will be other (non-dependent) children
living as part of another household (typically with parents/grandparents). The table below shows the
number of households in the Borough with non-dependent children. In total, some 13% of
households (15,000) contained non-dependent children as of 2011. This may to some degree
highlight the difficulties faced by young people in accessing housing. Ineligibility for social housing,
lower household incomes and the unaffordability of owner occupation for such age groups all
contribute to the current trend for young people moving in with or continuing to live with parents. The
proportion of households with non-dependent children in the Borough is higher than that seen in
other areas and the particularly high proportion in Maghull/Aintree and Netherton is noteworthy.

Figure 5.6: Households with non-dependent children (2011)

Total with
Married Cohabiting Lone All other Total non-
couple couple parent households dependent
children
No. 2,358 178 1,569 35,774 39,879 4,105
Southport
% 5.9% 0.4% 3.9% 89.7% 100.0% 10.3%
No. 841 31 357 8,744 9,973 1,229
Formby
% 8.4% 0.3% 3.6% 87.7% 100.0% 12.3%
, No. 1,646 86 728 12,926 15,386 2,460
Maghull/Aintree
% 10.7% 0.6% 4.7% 84.0% 100.0% 16.0%
No. 1,731 141 974 18,162 21,008 2,846
Crosby
% 8.2% 0.7% 4.6% 86.5% 100.0% 13.5%
Bootle No. 932 103 902 14,074 16,011 1,937
% 5.8% 0.6% 5.6% 87.9% 100.0% 12.1%
No. 1,236 110 1,046 13,281 15,673 2,392
Netherton
% 7.9% 0.7% 6.7% 84.7% 100.0% 15.3%
Sefton No. 8,744 649 5,576 102,961 117,930 14,969
% 7.4% 0.6% 4.7% 87.3% 100.0% 12.7%
North West Y% 6.0% 0.5% 3.9% 89.6% 100.0% 10.4%
England % 5.6% 0.5% 3.5% 90.4% 100.0% 9.6%

Source: Census (2011)

5.9 The table below shows that the number of households with non-dependent children has increased
notably from 2001 to 2011. In total, the number of households with non-dependent children
increased by around 1,200 (a 9% increase) with over half of this being in lone parent households.
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Figure 5.7: Change in households with non-dependent children (2001-11) — Sefton

2001 2011 Change % change
Married couple 8,604 8,744 140 1.6%
Cohabiting couple 359 649 290 80.8%
Lone parent 4,810 5,576 766 15.9%
All other households 103,074 102,961 -113 -0.1%
Total 116,847 117,930 1,083 0.9%
Total with non-dependent children 13,773 14,969 1,196 8.7%

Source: Census (2001 and 2011)

Projected changes to family households

5.10

5.11

5.12

As well as looking at the number of households with dependent children, the characteristics of these
households and how numbers have changed over time, it is possible to use household projections to
see how the number of households is likely to change moving forward. The official household
projections use a range of household typologies with three categories for dependent children
depending on the number of children. Unfortunately, the projections no longer look at projecting lone
parent households separately from other households with children. Additionally, it should be noted
that the categories used differ between the 2016-based projections (ONS) and the 2014-based
version (CLG). This is important as in deriving projections linked to the consultation Standard
Method, use has been made of the older projections.

The first table below looks at change to the number of households based on the ONS (2016-based)
household projections. This shows that the number of households with dependent children is
projected to decrease by about 1,600 (a 5% fall) — this includes decreases in all dependent children
categories.

Figure 5.8: Change in household types 2017-36 (2016-based ONS household
projections) — Sefton
2017 | 2036 | Change %

change
One-person household (aged 65 and over) 19,702 | 25,869 6,167 31.3%
One-person household (aged under 65) 20,174 | 18,727 -1,447 -7.2%
Households with 1 dependent child 15,096 | 14,560 -536 -3.5%
Households with 2 dependent children 10,811 10,164 -646 -6.0%
Households with 3 or more dependent children 4,320 3,941 -379 -8.8%
Other households with 2 or more adults 49,740 | 53,839 4,099 8.2%
TOTAL 119,842 | 127,100 | 7,258 6.1%
Total households with dependent children 30,227 | 28,666 -1,561 -5.2%

Source: 2016-based ONS household projections

As well as looking at the latest official projections, analysis has been undertaken to consider what
the profile of households might be with dwelling delivery of 645 homes each year — this is shown in
the table below. This shows a positive change in the number of households with dependent children,
increasing by over 4,000 households (13%) over the 19-year period — the most notable increase is in
households with one dependent child.
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Figure 5.9: Change in household types 2017-36 (linked to provision of 645 dwellings per annum) —

Sefton
2017 2036 | Change %

change
One-person household (aged 65 and over) 19,449 | 22,360 2,912 15.0%
One-person household (aged under 65) 19,670 | 20,270 600 3.1%
Couple (aged 65 and over) 16,000 | 22,553 6,554 41.0%
Couple (aged under 65) 14,314 | 10,919 -3,395 -23.7%
A couple and one or more other adults: No dependent children | 10,883 | 10,575 -308 -2.8%
Households with one dependent child 16,337 | 20,736 4,399 26.9%
Households with two dependent children 11,465 | 11,601 136 1.2%
Households with three dependent children 4,520 4,036 -485 -10.7%
Other households 8,948 10,433 1,485 16.6%
TOTAL 121,586 | 133,483 | 11,898 9.8%
Total households with dependent children 32,323 | 36,373 4,050 12.5%

Source: Demographic projections

The Mix of Housing — Introduction

5.13

5.14

5.15

The analysis above has looked at households with children and also projected changes to the
number of households in different categories. The analysis now moves on to consider what mix of
housing (by size) would be most appropriate for the changing demographic in Sefton. Two different
methods are used to provide an overall view about needs, the first uses the data presented above
about household types and links this to current occupancy patterns, whilst the second uses similar
information, but is more closely linked to the age of the head of household; the second methodology
also separates out different tenures of housing.

Essentially, both models start with the current profile of housing (as of 2017) in terms of size
(bedrooms) and tenure (for the second method). Within the data, information is available about the
household type or age of households and the typical sizes of homes they occupy. By using
demographic projections, it is possible to see which age groups are expected to change in number,
and by how much. On the assumption that occupancy patterns for each age group (within each
tenure where relevant) remain the same, it is therefore possible to work out what the profile of
housing should be at a point in time in the future (2036 in terms of this assessment).

By subtracting the current profile of housing from the projected profile, it is possible to calculate the
net change in housing needed (by size). Many of the tables to follow therefore have a ‘2017’ heading
and a ‘2036’ one; the difference between the figures in these two columns is the net change in
households over the 19-year period (if the assumptions used play out). Conventionally, the main
outputs are presented as a percentage need for each size of home within each tenure category.
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Current Stock of Housing by Size and Tenure

5.16

It should be noted that the current stock of housing (by size) can have a notable impact on the
outputs of the modelling and the table below shows a comparison of the size profile of
accommodation in a range of areas in three broad tenure groups. This shows that Sefton has a fairly
typical stock profile when compared with other locations although in all tenures the proportion of
homes with 3-bedrooms is slightly higher than in other locations. This observation feeds into
conclusions about future mix later in this section.

Figure 5.10: Number of bedrooms by tenure and a range of areas (2011)
Sefton North West England
1-bedroom 3% 2% 4%
2-bedrooms 17% 24% 23%
Owner-
occupied 3-bedrooms 56% 52% 48%
4+-bedrooms 25% 22% 25%
TOTAL 100% 100% 100%
1-bedroom 29% 29% 31%
2-bedrooms 30% 32% 34%
Social rented 3-bedrooms 37% 34% 31%
4+-bedrooms 5% 4% 4%
TOTAL 100% 100% 100%
1-bedroom 22% 18% 23%
2-bedrooms 36% 43% 39%
Private rented 3-bedrooms 34% 30% 28%
4+-bedrooms 7% 9% 10%
TOTAL 100% 100% 100%

Source: Census 2011

Method 1 — household types

5.17

5.18

In Method 1, a combination of the Borough'’s households and current occupancy patterns is used. By
estimating future household growth by type and applying local occupancy patterns it is possible to
determine what mix of new housing might be appropriate. By using current occupancy patterns,
account can be taken of the relationship between different groups and the housing they occupy (for
example, older households who live in accommodation larger than they technically need). The
method has been used as it has been observed as the preferred method of the development industry
when providing their own evidence about future mix.

The table below shows the relationship between different household groups and the size of homes
they occupy. The data is for all tenures due to availability of data on this topic and is therefore used
just to provide an initial overview (further tenure specific analysis is considered under Method 2). The
choice of household typologies also differs from other analysis and has been chosen to represent
the largest set of groups that can be consistently assessed from both Census data and household
projections.
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Figure 5.11: Occupancy Patterns by Household Type (2011) — Sefton

1-bedroom 2-