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EXECUTIVE SUMMARY

Background

1.1 The West Midlands region has a population of approximately 5.3 million and experienced a rate of population growth of 2.6 % between 1980 and 1997 – half the rate of the national average for the period.  Population growth has differed across the region with some Metropolitan local authorities seeing large decreases whilst more rural locations have experienced large increases.  The largest decline in population has been experienced by Sandwell (-6%) whilst the largest increase has been in Worcester (+21.1%)  (Housing Corporation, 2000).

1.2 Analysis of average house prices for the sub-region over the period 1995-99  show a map of ‘hot’ and ‘cold’ spots of prices.  There is a corridor of higher house prices to the South and West of Birmingham but also weaknesses in Central Birmingham, the Black Country, Central Coventry, and North Staffordshire.  Significantly the map also shows weaknesses in prices in the rural west of the region and the North Shropshire area.  This diverse pattern of wealth within the rural West Midlands is confirmed in chapter three, which examines the socio-economic characteristics of the West Midlands.

1.3 During the period since 1990 the mortgage costs incurred by first time buyers in the region represented a declining proportion of recorded income.  Mortgage cost to income ratios in the region in 1999 were below those recorded at a national level and it was easier to finance homeownership in the West Midlands in 1999 than during any period in the previous 13 years. Although mortgage cost to income ratios are higher for the West Midlands than for regions such as the North and North West (where low demand is more prevalent) households in all three regions had easier access to owner occupation than the UK average.

1.4 Despite the concentrations of housing market weaknesses in the older urban centres there are also combinations of low house prices and tenure specific weaknesses in North Shropshire, South Shropshire, South Staffordshire, North Staffordshire, Nuneaton and Bedworth, Rugby, Redditch and Oswestry.


Areas at Risk

1.5 The definition of the IMD is limited and problematic.  It is based on measures of overcrowding and of homelessness. The latter is likely to be affected by administrative and record keeping practices. London dominates rankings on housing domain – 303 of the most deprived 5% (422 wards) on this measure are located in London.  The index is one measure of excess demand and is likely to be particularly effective in identifying areas with a mismatch between household size and property size.  It is less effective at identifying areas with high voids, turnover or obsolete housing and for this reason is not a sufficient basis for informing the debate about changing demand in the West Midlands.

1.6 The evidence on deprivation leads us to conclude that deprivation indices such as the ILD and the IMD are something of a blunt instrument in identifying areas ‘at risk’ of changing demand.

1.7 High concentrations of rented housing appear to increase the risk of low and changing demand for a number of inter-related reasons.  Firstly, there is increasing evidence to suggest that there has been, in some areas, a significant downturn in the numbers on social housing waiting lists in the West Midlands.  At the same time there has been an increase in the number of people leaving the sector.  Both factors point to changed demand in the social rented sector.  We would expect this weakening of demand to have its biggest impact in areas with high concentrations of social housing built to high densities and monotonous design features.  At the same time areas with high densities of social housing have higher than average concentrations of poorer households with little choice and with low social and economic capital.
1.8 Inner city housing built in the Victorian era may be less appropriate for housing contemporary households and lifestyle arrangements.  At the same time, housing designed to accommodate an industrial working class (high density flatted accommodation, for example) will be less appropriate for contemporary, ‘flexible’ service sector households who are increasingly influenced by a consumer driven society.  Finally, we have included unemployment and economic inactivity as indicators of low social and economic capital.  High concentrations of people with low income or benefit dependency will indicate a lack of choice in the housing market and, in the context of the private market, an indication of the ability to maintain housing standards.
1.9 This analysis shows that the areas at risk of changing demand for low income housing are concentrated in nine of the region’s thirty four local authority areas, these being: Newcastle under Lyme, Stoke on Trent, Wolverhampton, Walsall, Dudley, Sandwell, Birmingham, Coventry and Nuneaton and Bedworth.  These areas of housing market weakness coincide with the economic regeneration zones developed by the Regional Development Agency which cover the North Staffordshire area, North Black Country, Central/Southern Black Country and West Birmingham, East Birmingham and the Coventry/Nuneaton area.


Residents Views

1.10 The majority of individuals who took part in this research through focus groups saw social housing as ‘last hope’ housing for those who were financially unable to seek any alternative.  The main aim of the focus group participants was to find good quality, affordable social housing in a good area.  A number of common themes were identified in all target areas and groups as being important when seeking social housing these were:
i) Well maintained and safe environment.

ii) Property in good state of repair and of adequate size.

iii) Easy access to local facilities and services within easy reach.

iv) Proximity to support networks.


Impact of Housebuilding

1.11 The data presented in this report provides some important new elements for discussion about the regional housing market in the West Midlands. Much of what has been presented is consistent with that from studies of other regions.

· New house building in the more attractive non-urban parts of the region is not predominantly bought by people moving long distances and moving from the city;

· It is not bought by people moving from the social rented sector;

· Such new building principally increases the range of choice available to local households. This includes newly forming households but it also includes older households that already have satisfactory housing, trading down in the housing market;

· It is because of this pattern that it is important to know whether the indirect effects of new building are different than the direct effects and contribute to relieving pressure and meeting housing need in the core areas of the city and areas of overcrowding and deprivation;

· One assumption would be that there is a direct contribution to meeting need as a result of people moving to new dwellings. But this does not appear to be true on any significant scale;

· A second assumption would be that there is a trickle down effect where the increased supply begins to have an effect on all sections of the population in some way. Again, there is no evidence that this works to any extent. Any trickle down effect is largely absorbed before it moves out of the local area in which the new building is occurring. There is very little evidence of households from inner city areas - of black and ethnic minority groups, of lone parent families - benefiting directly or indirectly from this pattern of new building. 

1.12 Nevertheless, the implications are that sustainable housing markets are developing on the urban fringe and that the continuing demand for housing in these areas will be generated locally. The households moving to these areas include high proportions of families with children and the services which are needed by these types of households will develop on the urban fringe. These markets will not require continuing migration to maintain their viability, but in time will become largely self-supporting through the population and communities, which live there. The next generation of newly forming households is likely to look locally at housing opportunities in these familiar neighbourhoods and the neighbourhoods where there are job opportunities for them rather than to look back to the older, declining neighbourhoods. In this sense it is not continuing differential migration which will be required in the future to maintain these neighbourhoods, rather they will become self-sustaining.

1.13 The challenge for the neighbourhoods in decline and those where the popularity of housing has already fallen is that the existing population is unlikely to generate sufficient demand to sustain these neighbourhoods. Many of those obtaining housing in these areas will do so in the private rented sector and will plan to stay in the area for relatively limited time periods. The pool of local households and newly-forming households may prove insufficient to sustain demand. The logic of this position is that unless the demand for properties in these areas includes some demand generated externally, there will be increasing problems of housing market failure, declining house prices, high turnover and high levels of voids.

Recommendations

1.14 Because the West Midlands is a highly polarised region which contains both robust housing markets with issues relating to environment sustainability and affordability for low income groups on the one hand, and weakening markets which exhibit progressively declining environments on the other, it will be necessary for housing and regeneration policy makers to develop a series of diverse policy responses.  The recommendations of the report include the following:
· The establishment of Market Renewal Areas in districts or sub-regions where there is decline or weakness on a scale where responses will be targeted at a much larger spatial scale than the neighbourhood level;

· There are a number of localities where multi-tenure weaknesses have emerged within specific neighbourhoods.  Here, multi-tenure area based strategies will be required;

· A more radical approach is required to assess the function of peripheral social housing estates prior to significant investment being deployed.  The provision of adequate transport links to areas of economic opportunity are a pre-requisite for successful regeneration in these areas.

· The rural areas within the West Midlands region are also characterised by their diversity.  Three different rural housing zones have been identified, each of which will require a different approach to strategic development.  These zones are: a high house price corridor to the south of Birmingham; the rural west (to the West of Malvern and Shrewsbury); North Shropshire - an area with the weakest rural housing market in the West Midlands.

1.15 The report concluded by examining a series of thematic issues, and the need for the development of sub-regional strategic partnerships to address the issues raised by the research.  Additionally, further work is required to understand and develop the housing market for the region’s ethnic minority communities, the demographic growth generated by these groups are the main reason why widespread housing market failure in older private sector housing areas have not occurred in the conurbation to date.

1
INTRODUCTION

1.1 Changing demand for housing has become one of the most important issues for policies related to housing, planning and regeneration.  It is at the centre of a number of debates concerning social housing management and housing market restructuring as well as debates concerning social exclusion, social cohesion and what makes for balanced and sustainable communities. The issues raised by changing patterns of demand have been particularly prominent in the North of England.  A number of local authorities and RSLs have experienced difficulties in letting properties and in retaining new tenants.  At the same time parts of the private sector owner occupied market have experienced low sales prices, a low level of investment, high turnover and abandonment.  In the West Midlands these changes have not been so dramatic and have not attracted such attention.  Nevertheless it is evident that housing markets in the region are changing as a result of the same processes and that there are parts of the region where low demand has become a major issue.

1.2 Previous research sponsored by the Housing Corporation shows that there are parts of the West Midlands region where there are spatial concentrations of low sales prices and high voids (see Murie et al., 1998). Existing data establishes that changing demand is not restricted to the social rented sector although it is the implications of changing demand for this sector that has generated most analysis and debate.  The report by PAT 7 of the Social Exclusion Unit on unpopular housing indicated that problems of unpopular housing exist in all regions of England but that there are wide differences in the nature and extent of low demand across regions. 

1.3 There are different manifestations of the problem in different regions. The problems in the social rented sector are most apparent in the North West and North East and least evident in the South West, South East and in London.  The extent of low demand in the North of England has led to the development of lettings difficulties across a large number of metropolitan and district local authority areas.  In some parts of the North of England and the Midlands the problems of low demand in the social rented sector are compounded by low and falling house prices in the older owner occupied sector.

1.4 The PAT 7 report suggests that more than 900,000 public and private sector dwellings are located in low demand areas.  The most acute form of multi-tenure problems associated with an over-supply of certain property types in particular tenures and are more likely to be located in northern towns and cities, and larger metropolitan areas in the Midlands.  One measure of the extent of changing demand is the increased rate of relets for council housing.  During the period 1989-1998 the rate of relets for council housing in the West Midlands increased by 41 %, this compares with a 2% increase in London (Pawson and Bramley, 2000).

1.5 The most severe, cross tenure problems of low demand and market failure require innovative responses from local authorities, RSLs and private sector agencies and funders.  In these areas and areas which are less severely affected but are experiencing increased turnover and churning in parts of the market, a new approach is required. It is argued that the culture of social rented housing provision and the approach to regulation and performance monitoring have all developed in the context of an overall shortage of housing.  The underlying assumptions are of high and sustained demand and the need to ration access.  The consequent approach has been geared to determining levels of resources for additional units of housing required to respond to patterns of crude housing shortage.  In the changed environment currently prevailing considerations related to upgrading of stock, demolition and marketing involve a more discriminating approach to resource allocation.  The changed environment of demand, choice and aspirations has consequences for voids, rent arrears and repairs and maintenance strategies and requires a rethinking of resource allocation and regulation.
1.6 While these broad perspectives at a national and regional level have received considerable attention more detailed analysis of regional and sub-regional housing is less well developed.  Evidence related to the West Midlands is becoming more readily available but remains patchy.

1.7 In this respect CURS have recently completed three local housing market research reports in North Staffordshire, Wolverhampton and Sandwell which have provided some information relating to the scale and intensity of the problems generated by fast changing housing markets.  In North Staffordshire the private sector exhibits high levels of empty property and low and falling house prices.  More than 17,000 of these properties are unfit and problems are spread across the city, a factor which makes strategic clearance problematic (Nevin et al., 2000a).  In Wolverhampton the public sector has been experiencing increases in turnover and vacancies which have a strong area dimension in four localities in the town.  In these areas properties can be accessed with zero points and there is concern about the sustainability of shops and schools.  The surplus of accommodation is cross tenure and linked to certain types of property such as terraces, high rise housing and maisonettes.  There is a strong geographical focus to the surplus of housing focused on three wards, which have a monolithic provision of social housing, Heath Town, Low Hill and Blakenhall/All Saints.  In the latter there is evidence of multi-tenure market failure affecting council housing, the RSL sector and the private sector  (Nevin et al., 2000b).

1.8 In Sandwell, the housing market has changed rapidly over the last ten years, more than 6,400 new private sector properties have been developed, 4,150 council dwellings demolished and 6,900 sold through the Right to Buy.  These changes have, however, still left the borough with the highest proportion of social housing in the West Midlands and a significant stock of sub-standard dwellings in all tenures.  Despite the high levels of clearance, voids have remained high, however turnover has stabilised leading to the conclusion that the low demand for council housing relates to an inadequate inflow of new tenants (see Nevin et al., 2000c).



The market for low income housing

1.9 The three studies provided a wealth of information relating to the market for low income housing and the most important points are dealt with below.


Waiting list surveys
1.10 In both Wolverhampton and Sandwell people who were already living in council housing either as tenant or living with family and friends dominated the waiting lists.  This meant that the social rented sector is perpetuating itself from a declining base as the stock of property shrinks over time.  People appear to be becoming more discriminating over acceptance of offers of accommodation, in Sandwell only 20% of those on the waiting list actively pursue the local housing office for accommodation.  Poor housing and declining neighbourhoods are leading to many offers of accommodation being refused.  In both boroughs the market for high rise housing is negligible and diminishing.

Frequent movers
1.11 In Wolverhampton there was evidence that frequent movers were increasing the turnover and instability in problematic estates.  The survey of this group found that frequent movers were young (63% under 34) and mainly female (63%) with only 15 % in full time work.  More than one fifth of these households have had more than three properties in the last five years and nearly half intended to move again in the next twelve months.

Private renters
1.12 The survey in Sandwell identified a considerable number of frequent movers in this sample with one fifth having rented from the council in the previous five years.  This sector had an important function for people moving into the Borough although it does not cater for an affluent market with incomes being similar to those in the council sector.  One in eight respondents wanted to rent from the council in the next five years, but this was only half the level wanting to buy or rent privately.


Low income private sector housing.  

1.13 The survey of poor quality terraced properties in Stoke highlighted a stable customer base where only 43 % of residents were working, the remainder being retired or ill, only 5 % of the sample were unemployed.  Most of the properties had been bought for between £10,000 and £20,000.  Despite high levels of disrepair, 87 % were satisfied with their homes, only 2 % thought that urgent repairs were needed and only 6 % intended to spend any money on their home during the next twelve months.

1.14 The cumulative evidence from these three local area studies suggests that increasingly separated markets for low income housing are developing with the lack of inflow into social housing and the poorer quality private sector stock being more problematic than the outflow from these segments of the housing market.

1.15 These conclusions are supported by recently completed research into the housing markets in the M62 corridor in the North West region (Nevin et al., 2001).  This study highlighted the following issues:

· The areas at risk of changing demand were widespread, affecting fourteen of the eighteen local authorities included in the study;

· In the core of the two conurbations there is a concentrated pattern of neighbourhoods at risk of abandonment;

· The open textured and polycentric form of the sub-region has allowed inexpensive and accessible new-build for owner occupation to proliferate in peripheral locations;

· This more recent new-build has exacerbated a huge planned over decentralisation in the 1960s and 1970s;

· Because of the increasing separation of housing markets, the persistent outward migration and unfavourable demographic profile there is limited ability for excluded housing markets to regenerate themselves.

1.16 This research will highlight some important differences between the housing markets in the North West and West Midlands.  The negative impacts of housing market change are much more spatially focused in the West Midlands because the extent of social and economic polarisation is greater.  There is a more dispersed pattern of low demand within urban areas resulting from a different history of urban development and the high level of replacement demand being generated by the region’s large ethnic minority community.  Additionally, the pattern of decentralisation is very different in the West Midlands with high house prices outside of the main metropolitan areas excluding low and average income households from the rural and suburban housing markets.  The West Midlands exhibits an exclusive form of decentralisation.

1.17 The present research project has aimed to fill gaps in evidence and draws attention to key features and changes in the West Midlands region. The starting point for this research has been to examine how markets are changing rather than focus on the term ‘low demand’.  The framework for analysis used in this research is located at the national, regional and local level and is outlined below.

An Explanatory Framework

National issues
1.18 The key elements at a national level are as follows:

· Changes in the private house building sector.  The liberalisation of housing finance in the mid 1980s associated with the encouragement of low cost home ownership initiatives has changed what is on offer in the housing market in a significant way.  In particular easily accessible newly built property has become more widely available, at relatively low prices and with low access thresholds.  The growth of the two income households and the development of cash back deals for new build means that the accessibility of newly built home ownership housing is much greater than it has been, even where households have relatively low incomes.
· Housing finance and housing choice in the rented sector.  Changes in the structure of subsidy, rent levels and the development of housing benefit have enabled households previously regarded as having no alternative other than to rent from the local authority, to now have a wider range of choice. Housing benefit is portable and enables households to choose between local authority housing, RSL’s and the private rented sector. Moreover, they are able to choose between different local authorities and different RSL’s.  In this situation a clearer hierarchy of qualities and reputations governs the lettability of different parts of the stock. While private rented housing is usually of inferior quality and insecure tenure, it has a wider range of locations and a variety of property types, which may make it more attractive than some parts of the social rented sector.  It may for example be indistinguishable from owner occupation and provide access to popular schools and neighbourhoods from which social rented housing is absent.  Similarly parts of the social rented sector which were previously lettable are now in competition with other parts of the rented sector. 

· Changing aspirations and the residualisation of social rented housing.  Long established changes in the social rented sector have changed the attractiveness of the sector.  In addition the increasing concentration of lower income households and the changing profile of tenants has affected the reputation and attractiveness of many estates.  Compared with earlier generations those moving into the social rented sector are more likely to envisage themselves moving on after a relatively short period.  These factors affect who applies and moves into social rented housing and decisions to move on.  In some cases this results in high turnover rather than long term voids but in any event reduces stability. 

· Economic restructuring and labour market change.  The decline of traditional manufacturing employment and the growth of service sector employment has been associated with increasing inequality in wages and in incomes.  Economic restructuring has also been associated with labour market change and the development of flexible labour markets.  People in economically disadvantaged sections of the population are more likely to experience changes in employment and breaks in continuity of work because of these different changes. 

· Underlying patterns of demographic change.  Council housing today accomodates both the ageing population and a growing number of very young households.  This demographic pattern has led to a greater instability in the sector as young people are more mobile and the elderly are subject to higher mortality rates. This factor also applies to some older owner-occupied neighbourhoods.

Regional issues

1.19 The key issues within the West Midlands region focus around Decentralisation of population.  Following periods in which the dominant flows of population involved rural to urban migration the conurbation has experienced successive phases of population loss over the last three decades.  This urban to rural shift was associated, during the 1960s and 1970s, with planning and public policy agendas concerned with new and expanded towns located beyond the edges of the conurbation. The second phase of decentralisation was associated with the development led planning regimes of the 1980s – favouring more peripheral development and facilitating commuting.  This phase is more associated with market relocation. A third and more mature phase, which is now underway, continues to be mainly driven by market decisions in both housing and employment. In the 1980s and 1990s net outward migration was some 10,000 people per annum. Inward migration was highest in the mid 1980s and outward migration highest in the mid 1980s and mid 1990s during periods of economic growth following recession.  One of the effects of this was a significant change in population densities.  Dorling and Atkins (1995) calculate the percentage change in population density (persons per hectare) 1971-91 as follows:

· Birmingham                                -13.07

· West Midlands                            -10.71

· Staffordshire                                 -1.69

· Warwickshire                                 5.16                 

· Hereford and Worcester               24.11

· Shropshire                                    34.33

1.20 In the period 1991-97 the region is estimated to have experienced a net loss through migration within the UK of 57,000 offset by gains of 30,000 through international migration, 74,000 through natural change and 8,000 associated with other factors (Bate et al 2000).  

1.21 Although the overall pattern involves population growth of 55,000 the continuing (but slower) rate of loss through migration is important.  Champion (2000) has calculated that in 1997, in the West Midlands conurbation, the net flow per thousand population was -9.0.  This is by far the highest of any of the other major conurbations in England (Greater London, -7.6; Merseyside, -4.3; Gtr Manchester,  -4.1; Tyne & Wear -3.9; South Yorkshire, 2.6; West Yorkshire; 2.6).  The share of net migration to the rest of the region has also been high in the West Midlands at 59% compared with Merseyside (38%), Greater Manchester (44%), Tyne and Wear (56%), South Yorkshire (23%) and West Yorkshire (66%) (Bate et al. 2000; p.64).  Within the West Midlands region the areas with larger than expected in-migration appear to be those with a low percentage of council housing and with higher rates of new housing construction (Boyle et al, 1998).  Changes in patterns of new construction and the successful development of new housing in the central areas of Birmingham will impact on these patterns but their long term consequences are important because of the differential pattern of migration with younger, higher income and employed persons over represented among migrants.

1.22 While decentralisation of population raises major issues at a regional level this is linked to Decentralisation of Employment and to a wider agenda concerned with Rural/Urban differences and Cultural Diversity in different parts of the region.  These are all themes which have implications for current and future changes in the region.

Local factors 

1.23 In addition to national and regional factors that are affecting localities, there are a series of local factors, which determine the precise nature of low demand in different places. These factors can be listed briefly:

· Tenure Structure: the core conurbation areas have much higher levels of council housing and a larger legacy of private renting so changing demand for these tenures has a proportionately greater impact in these localities; 
· Dwelling type: flats and maisonettes are much more common in the social rented sector of the conurbation than in other tenures.  The social rented sector is also more likely to contain other types of flats and bed-sitters including the often difficult to let elderly person bed-sitters with shared facilities;

· Age and obsolescence of dwelling: the relative importance of pre-1919 terraced accommodation and especially properties fronting directly onto the pavement is also greater in the core areas.  This property is more common in the private sector (owned and rented) and it would appear that in some areas in the core of the conurbation demand for this accommodation had declined considerably.  This is hardly surprising, such properties are more vulnerable to crime and vandalism and do not provide any defensible space and are more directly affected by traffic and related noise and pollution than those with enclosed gardens.  Conversely, newer detached and semi-detached houses, of different prices are much more likely to be found in peripheral locations;

· Infrastructure/service: the infrastructure of the core of the North Staffordshire, West Midlands and Coventry connurbations contrasts starkly with that which exists on the periphery. These major centres contain considerable areas of derelict land and premises, and in some areas the roads, pavements and general environment reflect economic and social activity of a long gone era.   

Aims of the Study 

1.24 The principal aims of the study can be summarised as follows:

· assist in gaining an understanding of regional housing markets;

· enable guidance for investment decisions;

· enable Regional Housing Forum partners to effectively engage in the regional planning debate;

· develop a standard methodology;

· provide the basis for further work on regional housing and related policies.

Research Methods

1.25 The study has used a variety of different research methods:

· Literature search;
· Use of existing HIP and other data;

· Analysis of patterns of change in housing;

· Mapping areas at risk;

· Focus groups with residents in different areas;

· Social survey work focused on new dwellings and older neighbourhoods;

· Discussion with key actors and the policy community in the region

Structure of the Report

1.26 The remainder of this report is structured as follows: 

· chapter two highlights the housing market characteristics of each of the local authority areas and assesses the relationship between economic growth and declining demand for council housing; 

· chapter three highlights the nature and extent of deprivation across the sub-region and its potential link to changing demand for housing; 

· chapter four produces an analysis of areas at risk across the region at small area level; 

· chapters five and six use a mix of qualitative and quantitative approaches to highlight the dynamics of the social rented and private sector housing markets;

· chapter seven sets out the conclusion and policy recommendations. 

1.27 Finally, the West Midlands local authority boundaries used in this report are shown in Figure 1.1. 

Figure 1.1
Local authority districts in the West Midlands Region
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2 HOUSING MARKET CHARACTERISTICS IN THE WEST MIDLANDS

Introduction

2.1 The West Midlands region has a population of approximately 5.3 million and a rate of population growth of 2.6 % between 1980 and 1997 – half the rate of the national average for the period.  Population growth has differed across the region with some Metropolitan local authorities seeing large decreases whilst more rural locations have experienced large increases.  The largest decline in population has been experienced by Sandwell (-6%) whilst the largest increase has been in Worcester (+21.1%)  (Housing Corporation, 2000).

2.2 In Chapter One we noted that the West Midlands is a diverse and polarised region.  This chapter explores these themes further by examining the housing market characteristics of the different parts of the region, highlighting differences in tenure structure, voids, waiting lists and house prices.  Figure 2.1 highlights the highest quartile for house prices in the region in 1999.  This map shows a clear North/South split within the region with Stoke and Sandwell having no high price areas and very little representation in Wolverhampton, Dudley, Birmingham and Walsall.  Conversely, the extent of outward migration from the conurbation can be seen to the south of Birmingham with a high priced corridor stretching south towards the South East region.  

2.3 The growth of this high price corridor has had a significant impact on the ability of local authorities and RSLs to provide affordable housing for low income communities and presents a sharp contrast to the surpluses which exist in the older urban areas.  The pattern of high house prices is strongly correlated with transport infrastructure with the highest prices being associated with the M5, M40, M42 and M50 motorways.

2.4 Figure 2.2 shows average house prices for the sub-region over the period 1995-99.  The figure is based on postcode sector data but has been refined by using a 100 metre grid to smooth out average prices across adjacent areas.  The results show a map of ‘hot’ and ‘cold’ spots of house prices.  Figure 2.2 confirms the corridor of higher house prices to the South and West of Birmingham but also illustrates weaknesses in Central Birmingham, the Black Country, Central Coventry, and North Staffordshire.  Significantly the map also shows weaknesses in prices in the rural west of the region and the North Shropshire area.  This diverse pattern of wealth within the rural West Midlands is confirmed in chapter three, which examines the socio-economic characteristics of the West Midlands.

Figure 2.1 
Postcode sector house prices showing the quartile with the highest prices for 1999
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Figure 2.2
Average house prices: 1995-1999
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2.5 Table 2.1 refers to national data on new dwellings started for owner occupation.  It shows the share of such housing, which is located within the West Midlands. Nationally the numbers of new dwellings started peaked in 1988, fell to a low point in 1992 and rose steadily between 1995 and 1998.  The proportion of new dwellings in the West Midlands rose steeply in the period 1988 to 1992 and has remained at a high level since.

Table 2.1
New Dwellings Started for private owners (% shares by region)


North
East Midlands
London
South excl. London
West Midlands
England (Total in 000s)

1986
20.0
10.1
7.6
53.3
8.9
159.0

1987
19.4
10.1
7.8
54.1
8.6
174.9

1988
20.6
10.3
7.8
52.7
8.5
196.0

1989
27.3
10.5
6.8
46.0
9.4
141.9

1990
28.4
10.8
6.3
42.6
11.7
112.7

1991
26.2
10.2
6.9
45.6
11.1
114.3

1992
27.7
11.0
7.1
42.6
11.5
99.6

1993
27.6
11.8
6.9
43.3
10.5
116.5

1994
27.7
10.7
8.1
43.4
10.2
131.4

1995
28.6
10.5
7.0
43.9
10.0
110.4

1996
27.8
11.4
7.1
43.8
9.9
121.1

1997
29.4
10.3
7.5
43.9
9.0
135.8

1998
28.1
11.2
7.6
43.3
9.8
138.1

Source: DETR (1998), Table 6.2; DETR (1999), Table 1.3; quoted in Holmans and Simpson (1999) p.36.

2.6 Table 2.2 further shows that in the period since 1990 the mortgage costs incurred by first time buyers in the region represented a declining proportion of recorded income.  Mortgage cost to income ratios in the region in 1999 were below those recorded at a national level and it was easier to finance homeownership in the West Midlands in 1999 than during any period in the previous 13 years. Although mortgage cost to income ratios are higher for the West Midlands than for regions such as the North and North West (where low demand is more prevalent) households in all three regions had easier access to owner occupation than the UK average.

Table 2.2
First Time Buyers mortgage costs expressed as a proportion of income


North West
Northern
Yorks & Humber
East Midlands
West Midlands
UK

1986
18.2
17.0
18.1
18.6
18.8
20.1

1988
19.3
18.8
20.0
21.8
21.2
23.0

1990
23.6
22.2
23.6
27.1
25.8
25.5

1992
19.0
17.0
18.2
18.6
19.0
18.1

1994
17.6
16.0
17.5
17.6
18.1
17.4

1996
16.9
15.8
15.9
16.2
16.4
17.1

1998
17.8
16.7
17.6
17.8
18.4
19.0

1999
16.6
15.5
16.9
16.5
17.1
18.1

Source: Wilcox (2000)

2.7 Table 2.3 shows that house prices are also closely correlated with tenure structure.  Many of the rural and suburban areas have levels of owner-occupation well above the regional and national levels whilst the converse is true for the larger urban areas.

Table 2.3 
Tenure structure of local authorities in the West Midlands


LA
RSL
Other public
Other private
Total

Birmingham
22.3
7.7
6.7
68.3
100.0

Bridgnorth
12.8
1.8
1.9
83.5
100.0

Bromsgrove
10.1
1.5
0.0
88.4
100.0

Cannock Chase
18.8
2.9
0.1
78.3
100.0

Coventry
16.0
4.5
0.4
79.1
100.0

Dudley
22.4
2.7
0.2
74.7
100.0

East Staffordshire
11.6
1.8
0.4
86.2
100.0

Herefordshire
8.6
6.7
0.4
84.4
100.0

Lichfield
0.0
14.6
0.6
84.8
100.0

Malvern Hills
0.0
14.7
0.0
85.3
100.0

Newcastle under Lyme
19.1
2.3
0.0
78.6
100.0

North Shropshire
12.0
2.1
1.8
84.1
100.0

North Warwickshire
14.5
2.1
0.0
83.3
100.0

Nuneaton and Bedworth
15.2
2.2
0.1
82.5
100.0

Oswestry
14.9
2.5
0.5
82.1
100.0

Redditch
25.0
3.4
0.1
71.5
100.0

Rugby
12.2
4.0
0.0
83.9
100.0

Sandwell
33.1
4.0
0.0
62.8
100.0

Shrewsbury and Atcham
14.3
1.9
0.3
83.5
100.0

Solihull
15.4
2.2
0.4
82.0
100.0

South Shropshire
6.1
12.1
0.0
57.7
100.0

South Staffordshire
0.0
14.6
0.7
74.7
100.0

Stafford
13.2
2.0
3.0
81.8
100.0

Staffordshire Moorlands
8.0
1.5
0.0
90.4
100.0

Stoke on Trent
21.4
5.4
0.0
73.2
100.0

Stratford on Avon
0.0
12.9
0.8
86.3
100.0

Tamworth
20.0
3.6
0.3
76.1
100.0

Telford & Wrekin
0.0
24.7
0.3
74.9
100.0

Walsall 
27.0
5.2
0.0
67.8
100.0

Warwick
12.3
4.1
0.1
83.5
100.0

Wolverhampton
29.8
4.6
0.1
65.5
100.0

Worcester
13.3
3.8
0.2
82.7
100.0

Wychavon
0.0
16.8
0.1
83.1
100.0

Wyre Forest
15.3
1.8
0.1
82.7
100.0

West Midlands
17.3
6.0
0.4
76.3
100.0


Source: HIP data

2.8 During the five years between 1995 and 1999 waiting lists for local authority housing have fallen by 6.5% across the region.  The pattern however, is not uniform (see Table 2.4) with 11 of the 34 local authorities in the West Midlands experiencing an increase in waiting lists and the rest experiencing a decrease in demand.  These statistics can be difficult to interpret because of the wide variation in local practices and eligibility but can be summarised as:

· Urban areas experiencing large decreases e.g. Birmingham, Stoke, Wolverhampton, Dudley;

· Urban areas experiencing increases e.g. Walsall, Coventry, Sandwell
;

· Rural increases e.g. Wychavon and Wyre Forrest;

· Rural decreases e.g. North Shropshire, South Staffordshire and North Staffordshire.

2.9 There has been a significant fall in private sector vacancies across the region as the housing market has recovered during the 1990s.  The void level has fallen from 4.3% in 1995 to 3.6% in 1999.  However, there are some areas where this trend appears to have been reversed.  Private sector voids have accelerated significantly in Bridgnorth, Coventry, Rugby, Walsall and Wolverhampton.  High absolute levels of vacancies remain in Birmingham, North Shropshire, Stoke, Oswestry and South Shropshire  (see Table 2.5).

2.10 Table 2.6 highlights the changes in local authority void levels.  There is a much more uniform picture here, with 24 local authorities registering an increase over the period and voids increasing from 1.8% to 2.9% at the regional level.  The highest proportions of void properties are located within the older urban areas of Coventry, Birmingham and the Black Country.  A similar picture emerges in Table 2.7, which shows an increase in voids for the RSL stock at the regional level from 1.9% to 2.2%.  The highest void levels are to be found in the urban centres of Birmingham, Coventry, Redditch, Stoke, Worcester and Wolverhampton.

Table 2.4 
Number of households on local authority waiting lists, 1995-99


1999
1995
% change

Birmingham
14,089
16,843
-16.4

Bridgnorth
425
687
-38.1

Bromsgrove
1,377
1,608
-14.4

Cannock Chase
3,716
2,443
52.1

Coventry
8,915
6,857
30.0

Dudley
5,316
6,761
-21.4

East Staffordshire
489
1,854
-73.6

Herefordshire
3,311
1,516
118.4

Lichfield
1,625
1,290
26.0

Malvern Hills
1,144
1,500
-23.7

Newcastle under Lyme
1,831
2,412
-24.1

North Shropshire
451
578
-22.0

North Warwickshire
1,095
1,306
-16.2

Nuneaton and Bedworth
688
1,140
-39.6

Oswestry
480
671
-28.5

Redditch
1,676
1,478
13.4

Rugby
923
918
0.5

Sandwell
12,331
9,664
27.6

Shrewsbury and Atcham
1,550
3,630
-57.3

Solihull
902
1,225
-28.1

South Shropshire
958
979
-2.1

South Staffordshire
1,865
2,545
-26.7

Stafford
1,569
1,689
-7.1

Staffordshire Moorlands
474
868
-45.4

Stoke on Trent
2,681
3,255
-17.6

Stratford on Avon
1,049
2,091
-49.8

Tamworth
2,435
3,266
-25.4

Telford & Wrekin
2,594
4,703
-44.8

Walsall 
8,235
7,302
12.8

Warwick
1,510
1,303
15.9

Wolverhampton
3,584
4,665
-23.2

Worcester
1,518
1,900
-20.1

Wychavon
2,631
1,534
71.5

Wyre Forest
2,420
1,957
23.7

West Midlands
95,857
102,468
-6.5


Source: HIP data

Table 2.5
Vacants as a percentage of private sector stock, 1995-99


1999
1998
1997
1996
1995

Birmingham
4.86
5.26
5.19
5.91
6.38

Bridgnorth
4.42
4.03
2.84
5.54
3.34

Bromsgrove
1.98
2.62
3.18
2.98
1.78

Cannock Chase
2.17
1.38
1.55
1.09
1.16

Coventry
4.54
4.33
1.15
3.17
2.45

Dudley
2.25
1.85
2.04
2.20
3.16

East Staffordshire
2.06
2.46
5.28
6.25
6.72

Herefordshire
4.06
-
4.38
5.32
5.69

Lichfield
1.52
2.73
2.96
1.11
2.14

Malvern Hills
0.27
0.37
4.33
3.04
5.93

Newcastle under Lyme
3.69
3.92
3.74
4.32
4.39

North Shropshire
5.02
5.08
4.83
4.92
5.08

North Warwickshire
-
2.87
4.01
3.85
4.23

Nuneaton and Bedworth
3.92
3.81
3.73
4.00
3.76

Oswestry
5.97
5.68
2.79
4.70
5.67

Redditch
2.22
1.49
2.23
2.78
2.31

Rugby
5.81
3.67
5.61
3.15
3.03

Sandwell
2.85
3.42
4.77
5.06
5.00

Shrewsbury and Atcham
3.14
2.92
3.00
3.00
4.86

Solihull
1.81
2.00
2.00
2.36
2.00

South Shropshire
7.37
8.51
8.55
8.74
8.93

South Staffordshire
2.88
2.88
2.56
2.89
2.32

Stafford
4.55
-
2.44
-
4.34

Staffordshire Moorlands
3.02
-
2.48
4.31
4.00

Stoke on Trent
4.62
6.82
5.17
5.54
7.05

Stratford on Avon
3.10
2.91
3.15
5.53
2.89

Tamworth
2.33
1.63
1.87
1.91
1.94

Telford & Wrekin
4.54
4.44
4.91
6.63
4.10

Walsall 
3.40
3.54
2.73
2.61
1.66

Warwick
3.45
5.51
3.82
4.11
10.56

Wolverhampton
5.79
3.11
5.50
4.95
2.01

Worcester
3.26
-
3.66
3.68
4.88

Wychavon
1.86
2.16
1.39
2.36
2.82

Wyre Forest
4.02
4.52
4.53
4.19
5.06

West Midlands
3.64
3.42
3.71
4.09
4.33

Source: HIP data


Table 2.6 
Vacants as a percentage of local authority stock 1995-99


1999
1998
1997
1996
1995

Birmingham
3.3
2.5
2.2
1.8
1.9

Bridgnorth
2.2
2.2
2.0
1.8
2.5

Bromsgrove
1.2
0.7
0.6
1.2
1.0

Cannock Chase
1.0
0.9
1.0
1.9
1.3

Coventry
5.4
3.9
3.7
3.2
1.7

Dudley
2.4
4.3
3.3
2.5
1.9

East Staffordshire
1.6
2.3
1.5
3.6
1.9

Herefordshire
0.4
0.6
0.7
1.0
1.0

Lichfield
0.0
0.0
0.0
1.3
1.6

Malvern Hills
0.0
0.0
0.0
0.0
0.0

Newcastle under Lyme
1.8
1.4
1.5
2.0
1.5

North Shropshire
1.6
1.1
0.7
0.3
0.5

North Warwickshire
1.6
1.3
1.2
1.4
0.5

Nuneaton and Bedworth
1.9
1.5
2.0
2.0
1.7

Oswestry
2.1
1.4
1.4
0.8
0.7

Redditch
1.5
1.4
0.9
0.8
1.5

Rugby
0.6
0.4
0.2
0.4
0.4

Sandwell
3.2
3.3
3.1
2.9
2.3

Shrewsbury and Atcham
1.5
1.2
1.3
0.9
0.9

Solihull
1.2
1.3
1.5
1.0
0.7

South Shropshire
56.3
50.0
56.3
11.8
5.9

South Staffordshire
0.0
0.0
0.0
0.7
1.0

Stafford
2.9
2.3
2.2
1.8
2.3

Staffordshire Moorlands
1.0
1.4
1.4
1.0
0.9

Stoke on Trent
2.0
2.1
2.1
1.4
1.5

Stratford on Avon
0.0
0.0
0.0
0.9
1.1

Tamworth
1.2
1.0
0.6
1.0
0.7

Telford & Wrekin
0.0
4.1
1.0
1.0
0.8

Walsall 
6.6
1.2
3.0
3.0
2.0

Warwick
1.1
3.0
1.2
0.9
0.6

Wolverhampton
3.2
0.8
2.9
3.4
2.7

Worcester
0.9
0.7
0.6
0.4
0.7

Wychavon
0.0
0.0
0.0
0.0
0.0

Wyre Forest
1.3
0.8
1.2
0.5
0.7

West Midlands
2.9
2.5
2.2
2.0
1.7


  Source: HIP data


Table 2.7
Vacants as percentage of RSL stock


1999
1998
1997
1996
1995

Birmingham
3.4
3.5
3.3
3.6
3.1

Bridgnorth
0.3
1.1
0.0
0.0
0.0

Bromsgrove
0.0
0.0
0.0
0.0
0.0

Cannock Chase
0.6
0.3
0.5
0.5
0.3

Coventry
4.2
3.9
4.5
2.9
2.3

Dudley
2.1
1.5
1.9
1.1
3.0

East Staffordshire
0.0
2.0
2.0
1.6
1.3

Herefordshire
1.7
1.2
0.9
1.0
0.9

Lichfield
1.1
1.2
1.1
0.8
1.0

Malvern Hills
1.9
2.3
2.0
1.7
0.7

Newcastle under Lyme
1.9
2.3
2.0
1.7
0.7

North Shropshire
1.0
0.7
0.7
1.2
3.3

North Warwickshire
2.0
1.2
0.4
0.9
0.0

Nuneaton and Bedworth
1.8
0.5
1.2
0.8
1.2

Oswestry
0.0
0.0
0.0
0.0
0.0

Redditch
5.3
2.5
2.6
0.0
0.0

Rugby
3.3
0.0
0.0
0.0
0.0

Sandwell
3.0
3.0
2.3
2.0
2.0

Shrewsbury and Atcham
0.4
0.6
2.3
1.1
1.7

Solihull
0.1
0.1
0.2
0.6
0.6

South Shropshire
2.1
0.4
1.6
1.2
0.9

South Staffordshire
1.2
1.7
1.0
1.2
1.2

Stafford
-
-
-
-
-

Staffordshire Moorlands
1.0
-
0.0
-
0.0

Stoke on Trent
4.3
4.7
2.0
2.0
2.1

Stratford on Avon
0.7
0.6
0.7
2.2
0.0

Tamworth
0.3
0.3
0.7
0.0
0.4

Telford & Wrekin
1.4
2.1
0.4
0.7
0.8

Walsall 
1.4
2.8
3.9
3.1
2.5

Warwick
1.0
2.3
0.9
1.1
2.5

Wolverhampton
3.9
3.7
2.3
1.2
2.2

Worcester
4.3
0.6
1.6
1.4
1.1

Wychavon
0.8
1.0
1.3
1.1
0.6

Wyre Forest
0.8
0.5
0.1
0.2
0.0

West Midlands
2.2
2.2
2.1
2.1
1.9


Source: HIP data
Summary

2.11 There are a number of broad trends from the data included in this chapter which are summarised below:

· At the regional level there has been an increase in void property in the RSL and council stock and a decrease in private sector voids;

· There has been a mixed outcome in relation to waiting lists which mask significant differences at a local and neighbourhood level;

· The concentrations of voids and low prices are most pronounced in the older urban areas with the situation in Coventry and Wolverhampton deteriorating across all tenures.  In Wolverhampton there is now less than one person registered for every void which occurs in a year.  In Birmingham this figure is 1.09;

2.12 Despite the concentrations of housing market weaknesses in the older urban centres there are also combinations of low house prices and tenure specific weaknesses in North Shropshire, South Shropshire, South Staffordshire, North Staffordshire, Nuneaton and Bedworth, Rugby, Redditch and Oswestry.

3
REGIONAL PROFILE OF DEPRIVATION


Introduction

3.1 In this chapter we focus on patterns of deprivation and the three different ‘official’ indexes of deprivation, which have been widely used in recent years.  These serve to set out the very different social and economic circumstances apparent across the region.  We have set out the analysis of patterns of deprivation emerging from government definitions in order to assess trends in deprivation across the region over the past decade.  This analysis provides the background for the spatial model of areas at risk of changing demand set out in the following chapter.

Indexes of Local Conditions and Local Deprivation

3.2 In recent years central government has commissioned and used three different indexes to analyse differences in levels of deprivation at a local level. These indexes involve combining a number of variables into a single index and the details are available elsewhere.  For this research the patterns shown by each of these indexes are important.  

3.3 Comparison of district level rankings on the 1991 ILC (Index of Local Conditions) and the 1998 ILD (Index of Local Deprivation) are set out in Table 3.1 as the data for these two indexes (based on data from 1991 and 1997 respectively) are broadly comparable.  Whilst there were some significant changes in the way in which the Department of Environment ranked small areas (wards and enumeration districts), the limited number of changes at local authority district level makes some comparison possible.

3.4 Table 3.1 sets out the local authorities in the West Midlands according to their respective ranks on the two indexes.  Index scores and rankings on the national index are shown.  It is clear from the table that a number of local authority districts had higher national rankings on the 1998 ILD when compared to the 1991 ILC.  Part of the reason for the shift in rankings is explained by the dropping of the variable ‘Children in Unsuitable Accommodation’, which referred to children living in flats or temporary accommodation.   This had been shown to be sensitive to particular built forms and planning arrangements, especially housing characteristics of inner London authorities where there is greater density of flatted accommodation, not necessarily associated with problems of poverty or environmental deprivation (see: Lee, 1999).  

3.5 However, this cannot fully explain the changes in national rankings as there is a demonstrable increase in the rank of highly urban authorities such as Sandwell, whilst the ranking of authorities with high densities of flats such as Birmingham and Wolverhampton remained the same.

Table 3.1
ILC score (West Midlands LAs) and rank within England

1991 Index of Local Conditions

1998 Index of Local Deprivation
National

ranking 

difference

1991-1998


Score
Rank

Score
Rank


Birmingham
36.46
5
Birmingham
34.67
5
0

Sandwell
34.30
9
Sandwell
33.78
7
2

Wolverhampton
22.61
27
Wolverhampton
25.94
27
0

Walsall
19.42
44
Walsall
25.02
31
13

Coventry
19.06
46
Coventry
23.48
40
6

Stoke-on-Trent
11.96
64
Stoke-on-Trent
20.61
48
16

Hereford
.32
98
The Wrekin
12.41
92
41

Tamworth
-6.51
122
Dudley
9.92
110
32

The Wrekin
-9.00
133
North Warwickshire
9.18
114
78

Nuneaton and Bedworth
-10.02
141
Cannock Chase
8.88
118
25

Dudley
-10.40
142
Nuneaton and Bedworth
8.84
119
22

Cannock Chase
-10.62
143
Newcastle-under-Lyme
5.70
142
42

Redditch
-12.73
150
Redditch
5.15
151
-1

East Staffordshire
-14.20
165
Tamworth
4.36
164
-42

South Shropshire
-14.26
167
East Staffordshire
3.48
182
-17

Worcester
-15.12
179
Hereford
2.91
196
-98

Newcastle-under-Lyme
-16.01
184
Staffordshire Moorlands
2.80
200
24

Oswestry
-16.06
185
Stratford-on-Avon
2.75
204
97

North Warwickshire
-16.55
192
Stafford
2.59
210
66

North Shropshire
-17.22
199
South Shropshire
2.58
211
-44

South Staffordshire
-17.28
200
Worcester
2.56
212
-33

Solihull
-19.27
223
Wychavon
2.54
213
86

Staffordshire Moorlands
-19.38
224
South Staffordshire
2.45
215
-15

Wyre Forest
-19.81
229
Malvern Hills
1.94
244
27

Lichfield
-21.75
251
Solihull
1.59
263
-40

Bridgnorth
-22.75
268
Oswestry
1.30
273
-88

Malvern Hills
-22.89
271
Lichfield
.86
283
-32

Stafford
-23.30
276
North Shropshire
.77
286
-87

Bromsgrove
-23.97
288
Wyre Forest
.64
291
-62

Shrewsbury and Atcham
-24.44
294
Bridgnorth
.47
295
-27

Rugby
-24.92
297
Shrewsbury and Atcham
.05
304
-10

Wychavon
-25.11
299
Bromsgrove
.00
310=


Stratford-on-Avon
-25.35
301
Rugby
.00
310=


Warwick
-26.69
330
Warwick
.00
310=


3.6 The increase in ranking for a number of semi-rural local authorities within the West Midlands perhaps indicates the real reason for the shift in rankings.  Changes in the method of calculating the ILD compared to the ILC have sensitised the index to the particular problems of poverty hidden in West Midlands’s local authorities based in the urban/rural interface.  For example, The Wrekin, North Warwickshire, Cannock Chase, Nuneaton and Bedworth, Newcastle-under-Lyme, Wychavon, Startford-upon-Avon, Stafford and Staffordshire Moorlands all went up the rankings.

3.7 This outcome is mainly due to the way in which the ILD combines only those scores that are positive on the individual components of the index.  Any values on individual indicators with negative values (lower than expected levels of deprivation) are set to zero and discounted.  The effect of this has been the ‘discovery’ of deprivation in authorities such as The Wrekin and Staffordshire Moorlands.  

3.8 The Wrekin, for example, had a negative score on the ILC, which suggested that deprivation was not prevalent within the authority.  However, whilst the authority does not suffer from the kinds of problems associated with inner city neighbourhoods within the conurbation such as overcrowding, poor housing stock (lacking amenities), crime and long-term unemployment, the authority does experience a different set of problems associated with deprivation.  These include:

· problems associated with educational deprivation and skill deficits (a high proportion of children under 17 not in higher education),

· higher than average SMRs (Standardised Mortality Ratios), 

· higher than expected dependency on Income Support and a higher than expected proportion of children living in poverty (household dependent on IS)

· significant problems of poor urban space (derelict land).

3.9 In the case of The Wrekin those ILC indicators characteristic of inner city deprivation negated the positive scores on indicators reflecting the real problems of deprivation experienced by The Wrekin.  This problem, of reflecting the different dimensions of deprivation in rural, semi-rural and highly urban areas is a longstanding one and is especially relevant to the case of the West Midlands.

3.10 The changes in the way in, which the ILD is calculated, therefore, highlights pockets of poverty and single issues, which were concealed by the methods, used in the ILC.  How these affect the smaller urban and semi-rural authorities within the West Midlands can be summarised as follows:

Areas with housing lacking amenities resulting in positive score on ILD:

· Wychavon

· Staffordshire Moorlands

· Stratford

· Stafford

· Malvern

Areas with positive scores on the ILD associated with derelict land:

· Staffordshire Moorlands

· North Warwickshire

· Cannock Chase

· Nuneaton and Bedworth

· Newcastle-under-Lyme

Areas with positive scores on other poverty indicators:

· North Warwickshire (poverty associated with pensioners)

· Newcastle-under-Lyme (SMRs and poor education)

· Cannock Chase (poor education)

· Nuneaton and Bedworth (poor education)

3.11 Areas with housing lacking amenities resulting in positive score on the ILD tend to highlight housing deprivation problems in rural authorities or parts of semi-rural authorities.  The second and third list of authorities shown above is associated with problems facing West Midlands’s coalfield closure and economic restructuring in those local authorities identified. 

3.12 With respect to urban areas Birmingham, Sandwell, Wolverhampton, Walsall and Coventry are in the top 50 in both indexes and Stoke-on-Trent moved into the top 50 on the ILD.  This would seem to indicate, that the changes, are real, with significant increases in levels of deprivation in urban areas and an increase in the rank of semi-rural areas associated with the changes highlighted.

The Index of Multiple Deprivation 

3.13 In the summer of 2000 the DETR published its revised index of deprivation, the Index of Multiple Deprivation 2000 (IMD).  At district level there is no equivalent index to the ‘degree score’ compiled for the ILC and ILD.  Instead the DETR used six summary measures to describe differences between districts and note that “...no single summary measure is favoured over another, as there is no single best way of describing or comparing districts” (DETR, 2000, p14).

3.14 The IMD comprises 33 variables across 6 domains (income, employment, health, housing, education and access to services) and a composite index comprising these 6 domains at ward level.  A seventh domain (child poverty) is not combined into the overall IMD at ward level.  Again, because of these methodological changes comparison between previous indexes and the new IMD is made difficult.

3.15 Table 3.2 sets out the scores relating to extent of deprivation.  Although the 6 local authority districts in the West Midlands with the highest rankings are the same on both the ILD and the new IMD there are significant shifts both relating to this group and others in the region:

Table 3.2
Comparison of ward extent scores at district level: ILD and IMD 2000

Index of Local Deprivation (1998)
Index of Multiple 

Deprivation (2000)
Diff in rank (1998-2000)

 


Extent score
Ward Extent (Rank)

Extent Score
Ward Extent (Rank)










Birmingham
64.6
15
Sandwell
45.9
19
0

Sandwell
50.0
19
Walsall
45.1
20
+3

Walsall
45.8
23
Wolverhampton
40.6
25
+6

Wolverhampton
40.9
31
Birmingham
36.0
37
-22

Coventry
34.8
38
Coventry
28.8
50
-12

Stoke-on-Trent
23.2
55
Stoke-on-Trent
26.5
54
+1

Dudley
22.6
58
Solihull
20.1
69
-8

Solihull
21.3
61
Telford and Wrekin
13.5
89
+69

Nuneaton and Bedworth
12.6
87
Newcastle-under-Lyme
8.6
112
+38

Bromsgrove
11.1
93
East Staffordshire
8.5
114
+29

Redditch
7.4
119
Dudley
8.1
120
-62

Cannock Chase
6.9
123
Cannock Chase
6.5
126
-3

East Staffordshire
4.6
143
Wyre Forest
6.3
129
+29

South Staffordshire
2.7
155
Nuneaton and Bedworth
5.6
133
-46

Bridgnorth
0
=158
Staffordshire Moorlands
4.4
147
+11

Hereford
0
=158
Bridgnorth
0
=158
0

Lichfield
0
=158
Bromsgrove
0
=158
-65

Malvern Hills
0
=158
County of Herefordshire
0
=158
0

Newcastle-under-Lyme
0
=158
Lichfield
0
=158
0

North Shropshire
0
=158
Malvern Hills
0
=158
0

North Warwickshire
0
=158
North Shropshire
0
=158
0

Oswestry
0
=158
North Warwickshire
0
=158
0

Rugby
0
=158
Oswestry
0
=158
0

Shrewsbury and Atcham
0
=158
Redditch
0
=158
-38

South Shropshire
0
=158
Rugby
0
=158
0

Stafford
0
=158
Shrewsbury and Atcham
0
=158
0

Staffordshire Moorlands
0
=158
South Shropshire
0
=158
0

Stratford-on-Avon
0
=158
South Staffordshire
0
=158
0

Tamworth
0
=158
Stafford
0
=158
0

The Wrekin
0
=158
Stratford-on-Avon
0
=158
0

Warwick
0
=158
Tamworth
0
=158
0

Worcester
0
=158
Warwick
0
=158
0

Wychavon
0
=158
Worcester
0
=158
0

Wyre Forest
0
=158
Wychavon
0
=158
0

· Birmingham dropped 22 places mainly due to the way in which the extent measure of deprivation reflected the polarised position of the city’s wards with areas of affluence and extreme poverty;

· Dudley dropped 62 places for similar reasons to that of Birmingham;

· Solihull dropped 8 places as house prices increased and affluence within the authority due to increased economic prosperity countered the effects of  deprivation in wards in the north of the authority;

· Sandwell, Walsall and Wolverhampton experienced marginal changes although Sandwell was ranked as the most deprived local authority within the region on the IMD;

· Semi-urban authorities such as Telford and Wrekin moved up the rankings, partly for similar reasons to the changes discussed above with regard to changes in the ILD;

· Bromsgrove and Redditch moved down the rankings because of processes of decentralisation and an inward migration of more affluent households reflected in higher house prices;

· The adjacent authorities of Staffordshire Moorlands, Stoke-on-Trent and Newcastle-upon-Lyme moved up the rankings due to economic restructuring and reflected in a collapse in house prices in parts of this sub-region.

3.16 Because of the variation in circumstances within districts, small area statistics are generally of more use in defining areas of deprivation.  Tables A1.1 to A1.6 in the appendix provide details of the West Midlands districts, which were in the highest ranking 5% of wards in England in the IMD.  

3.17 The West Midlands region contains 779 wards or 9.2% of the 8,414 wards in England. Comparison of West Midlands wards with national rankings of deprivation on the separate domains of the IMD at the 5% threshold level can be summarised as follows:

Index of Multiple Deprivation

· 29 West Midland wards appear in the top 5% of wards on the IMD.  This represents 6.8% of the total number of wards (427) in the top 5% on this measure; 

· whilst this is less than expected given national share of wards, all of these wards are located in the urban areas.  Together the conurbation and Stoke make up 182 wards and the 29 wards in the top 5% represent 16% of this total;

Income poverty

· a similar number of wards (30) appear in the top 5% of wards on the Income Poverty domain of the IMD.  The list largely replicates the IMD but with the addition of one ward outside the conurbation (Woodside in Telford and Wrekin);

Child Poverty 

· West Midland’s wards make up 5% (24) of wards amongst the 5 % of wards on the child poverty index.  

Housing Deprivation

· The West Midlands is under represented on the housing deprivation domain.  The list is dominated by wards in the conurbation with the exception of Uxbridge in East Staffordshire.  Less than 5% of the most deprived wards on this measure are located in the region.

Education deprivation

· In the list of most deprived wards the West Midlands region is over represented on this domain.  More than 12% (51) of the most deprived wards on this measure are located in the region compared to a national share of approximately 9%.  Whilst the list in table A1.6 is dominated by the conurbation, as noted above, wards in rural and smaller urban authorities such as Malvern Hills, Wyre Forest, Rugby and Telford and Wrekin also feature.

The geography of deprivation

3.18 It has not been possible to map the IMD ward index due to changes in ward boundaries.  Given that the relative changes in the ranking of enumeration district level deprivation within the sub-region will have been minimal we have used the 1998 ILD to illustrate the concentrations of deprivation in the sub-region.

3.19 Figure 3.1 ranks the 10,953 enumeration districts in the West Midlands according to the ILD.  It was not possible to represent deprivation as a quartile distribution as 3,788 EDs had negative values (and therefore set to zero by DETR
).  Hence the figure shows approximately three equal distributions at the more deprived end of the distribution and a fourth group of EDs with negative or zero values.  

3.20 As would be expected, given the discussion above, the areas with the most severe problems of deprivation are shown to be in the conurbation and older industrial areas to the north of the conurbation in and around Stoke.  The most significant patterns of deprivation in rural and semi-rural authorities appear to be in the peripheral extremities of the region, for example in South Shropshire, Herefordshire and Staffordshire Moorlands.

Figure 3.1
Index of Local Deprivation, 1998 (enumeration district scores), West Midlands region
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Figure 3.2
Index of Local Deprivation, 1998 (enumeration districts), averages based on nearest neighbour (adjacency) scores, West Midlands region
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3.21 This pattern is more discernible in Figure 3.2, which shows averaged ILD scores.  This is calculated by taking an aggregate of adjacent enumeration districts and computing an average score (this is explained more fully in Appendix 2). 

Summary

3.22 The evidence presented indicates that when using government definitions, deprivation is concentrated in the conurbation and that there is some evidence of increased deprivation in the West Midlands relative to national rankings. Changes in the way in which deprivation is calculated between 1991 and 1997 tend to indicate that a number of rural and semi-rural authorities in the West Midlands are more deprived than rural authorities in other regions.  This is reflected in the index scores for these authorities changing from a negative score on the ILC to positive scores on the ILD.  These local authorities have specific problems associated with poorer quality housing and older households living in poverty.  At district level, deprivation of this nature was hidden using the ILC as indicators of deprivation associated with inner city decline tended to negate positive scores on indicators associated with rural and semi-rural deprivation.

3.23 Evidence from the new Index of Multiple Deprivation suggests that the region is under-represented on the ward IMD when analysing the distribution of wards at the 5% threshold on the IMD.  However, this is partly due to the size of and the polarised nature of the region.  Given the number of wards within the conurbation and the proportion in the top 5% on the IMD this sub-region is over-represented on this measure.

3.24 Results from the IMD appear to indicate that the most severe problems of deprivation within the region are associated with poor levels of education.  This has obvious implications for skills levels in the region and the ability to attract employers.  However, more relevant to this report is the under representation of the region on the housing deprivation measure in the IMD. 

3.25 The definition of the housing domain in the IMD is limited and problematic (see Table A1.5)..  It is based on measures of overcrowding and of homelessness. The latter is likely to be affected by administrative and record keeping practices. London dominates rankings on housing domain – 303 of the most deprived 5% (422 wards) on this measure are located in London.  The index is one measure of excess demand and is likely to be particularly effective in identifying areas with a mismatch between household size and property size.  It is less effective at identifying areas with high voids, turnover or obsolete housing and for this reason is not a sufficient basis for informing the debate about changing demand in the West Midlands.

3.26 The evidence on deprivation leads us to conclude that deprivation indices such as the ILD and the IMD are something of a blunt instrument in identifying areas ‘at risk’ of changing demand.  The next chapter develops this small area analysis further and isolates a number of indicators that can be used to identify neighbourhoods across all tenures, which could be categorised as ‘at risk’ from changing demand.

4
AREAS AT RISK OF CHANGING DEMAND

Introduction

4.1 In chapter one we began to identify the factors that contribute to changing demand for housing.   Isolating the key drivers determining changing demand for housing is part of a continuing research agenda and there is considerable debate concerning the exact relationship between the main drivers and changes in the popularity of housing areas.  In this chapter we highlight neighbourhoods across the West Midlands which are at risk because of changing patterns of demand. In this chapter, therefore, we begin to consider which variables are useful for spatially mapping and modelling areas ‘at risk’ of changing demand.

Modelling areas at risk of changing demand

4.2 The literature on changing demand for housing has a relatively recent history.  The most relevant literature related to the changing demand debate such as that on the sustainability of housing areas and what factors determine the popularity of neighbourhoods’ dates back to the early 1990s.  

4.3 The emphasis on changing and low demand has been due to an increase in the number of departures from local authority housing in England, which rose significantly from the early 1990s onwards.  Recent research noted that the number of departures from local authority housing nationally increased by more than 15 % between 1992 and 1998 from 220,000 per annum in 1991/92 to 260,000 in 1997/98 (Holmans and Simpson, 1999). 

4.4 Whilst the literature has tended to focus upon the changing demand for social housing there is also evidence of abandonment in owner occupied areas and changing demand within the private sector.  CURS’ research in Liverpool has highlighted the fact that there are poor but stable areas and deprived and unstable areas (Nevin et al, 1999).  Additionally, research in North Staffordshire, Sandwell and Wolverhampton and the M62 corridor study referred to earlier, have highlighted a number of factors which affect the popularity of neighbourhoods in districts with surplus housing.  The most important factors appear to be the structure of the local housing market and the demographic profile of residents.  The methodology used the map areas at risk of changing demand in this study and was developed with the assistance of Housing Corporation I and GP funding in studies relating to North Staffordshire and the M62 corridor.  For ease of reference the description of this methodology is repeated below.


Methodology

4.5 Previous research has identified a number of factors influencing changing demand and in this chapter we focus on the elements that we believe are important in determining areas at risk of changing demand.  These factors are:

i) areas or parts of the city in which there is a predominance of rented housing or poor quality stock in owner occupation;

ii) neighbourhoods in which there is a large-scale or monolithic provision of a particular size or type of property (for e.g. two or three bed family housing)

iii) a prevalence of ‘obsolescent housing’ of a certain type i.e. high rise flats or terraces;

iv) areas with demographic characteristics likely to weaken demand;
v) a concentration of households that are economically inactive or unemployed.

4.6 High concentrations of rented housing appear to increase the risk of low and changing demand for a number of inter-related reasons.  Firstly, as we have noted above, there is increasing evidence to suggest that there has been, in some areas, a significant downturn in the numbers on social housing waiting lists in the West Midlands.  At the same time there has been an increase in the number of people leaving the sector.  Both factors point to changed demand in the social rented sector.  
4.7 We would expect this weakening of demand to have its biggest impact in areas with high concentrations of social housing built to high densities and monotonous design features.  At the same time areas with high densities of social housing have higher than average concentrations of poorer households with little choice and with low social and economic capital.  In circumstances of economic growth and expansion, such areas will be less popular for working households or households with the ability to access housing through the market.  Households with little choice may remain in such areas but it is unlikely that there would be significant inward migration given the dramatic reductions in waiting lists in a climate of economic growth.  
4.8 Such a scenario envisages erosion of community cohesion due to the long-term decline of large-scale social housing estates.  Neighbourhoods with large scale public sector housing estates are less likely to be stable communities due to higher turnover and movement in and out of the area as the evidence suggests that a new tenancy is increasingly a short-term housing choice. 
4.9 The reasons for the ‘abandonment’ of certain property types (or changed demand) are complex and our second and third ‘factors’ reflect the complexity of this debate.  Demographic trends explain part of the change in demand for housing in two ways.  Firstly, areas with high concentrations of retired households pose a threat to market stability through the ‘marketisation’ of a large number of properties due to a ‘cohort effect’ following the death of retired households.  
4.10 Additionally, demographic trends effect low demand in a more indirect and subtle way.   Changes in the way that households form have occurred much faster and impacted upon the dynamics of British cities and urban settlements faster than enabling authorities can react to accommodate these changes through restructuring the physical housing stock.  The dynamics of household formation have been particularly affected by:
· delays in child birth
· changes in marital behaviour
· increased divorce and separation rates
· changed patterns of new household formation following break-up
4.11 Inner city housing built in the Victorian era may be less appropriate for housing contemporary households and lifestyle arrangements.  At the same time, housing designed to accommodate an industrial working class (high density flatted accommodation, for example) will be less appropriate for contemporary, ‘flexible’ service sector households who are increasingly influenced by a consumer driven society.  Finally, we have included unemployment and economic inactivity as indicators of low social and economic capital.  High concentrations of people with low income or benefit dependency will indicate a lack of choice in the housing market and, in the context of the private market, an indication of the ability to maintain housing standards.
4.12 Figures 4.1 and 4.2 show the breakdown of tenure and dwelling type characteristics for the West Midlands at enumeration district level (social housing and terraced housing).  It is clear from Figure 4.1 that the provision of social housing was historically closely associated with the development of the industrial heartlands.  Most of this social housing development was constructed prior to the large population decentralisation that occurred during the 1970s, 1980s and 1990s. 
4.13 Figure 4.3 classifies EDs into one of 5 possible tenure categories: private rented sector, housing association, mixed tenure, local authority and owner occupation.  Areas were classified according to the ‘majority’ tenure (ie: where more than 50 % of households were in any given tenure).  Mixed tenure areas are therefore areas in which no tenure dominates.
Risk Index

4.14 In the following section we discuss the development of an index of areas at risk combining indicators associated with low and changing demand. The maps generated have been shared with the local authorities and the RSLs within the West Midlands at a seminar organised by the Housing Corporation in June 2000. The results correspond closely with the neighbourhoods, which are currently experiencing the most serious difficulties in relation to lettings, turnover, management and low and/or falling house prices.  Many of the areas identified in the more detailed maps included in this chapter have received Estate Action, City Challenge, SRB or private sector renewal expenditure, all of the New Deal for Communities areas are also highlighted.  Therefore most of the areas which are currently, or have been subject to regeneration expenditure are highlighted as being in areas at risk of changing demand.

4.15 Whilst this analysis is restricted to the use of 1991 census data, it is the only reliable source enabling us to map more than 11,000 enumeration districts across the region.  By validating results from our model with what RSLs and local authorities have confirmed at neighbourhood level, it will be possible to predict future areas at risk using the results from the 2001 census.  In this way, use of the 1991 census data allows us to map out the characteristics of neighbourhoods, according to our starting hypothesis outlined above.

Figure 4.1
Social housing density per sq. km, 1991 (EDs)
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Figure 4.2
Terraced housing density per sq. km, 1991 (EDs)
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Figure 4.3
Dominant tenure  1991 (EDs)
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Risk indicators

4.16 In order to operationalise our indicators of risk, we have adopted an approach that incorporates all elements of the ‘risk’ factors identified above.  However, as categories such as tenure and dwelling type are mutually exclusive we needed to incorporate into our index both cross-tenure issues as well as the evidence of changing demand associated with a range of different dwelling types. We therefore created two separate (chi-square) indexes: RISK1 which combined the following indicators: economically inactive, the unemployed and persons aged 65 or over and RISK2: economically inactive, the unemployed, persons aged 65 or over and flats.  

4.17 The two indexes reflected the overall risk associated with the social and economic risk factors discussed above.  The second risk index (RISK2) weighted the additional risk associated with flatted accommodation.  However, RISK2 was deployed in a way that identified risk of low or changing demand associated with concentrations of social housing.  The two indexes were therefore used in ways that met different thresholds of risk associated with low or changing demand.  More specifically we used the following approach in identifying areas at risk of low or changing demand:

· private sector housing areas with high concentrations of terraced housing: these were identified by targeting areas in which the dominant tenure (based on averaged percentages) was either owner occupation or private renting and where the average proportion of terraced housing exceeded 50 % of all dwelling stock in the area and the average RISK1 score was greater than 0;

· social housing areas: were identified by targeting areas in which the dominant tenure (based on averaged percentages) was social housing and the average RISK2 score was greater than 0;

· mixed tenure housing areas: were not identified as the averaged percentage of the tenure variable would pick up mixed tenure areas adjacent to areas of monolithic tenure provision. 
4.18 Finally as enumeration districts do not conveniently represent the geographical boundaries of ‘real’ communities we therefore compared adjacent enumeration district scores to create ‘average’ RISK scores.  Analysis of adjacent EDs allows us to compute average scores for areas with similar housing and social characteristics  (see Appendix 2 for details of this ‘adjacency’ or ‘nearest neighbour’ analysis calculated).  We have conducted the analysis in this way so as to broaden the focus of neighbourhoods to extend to ‘adjacent’ communities.

4.19 The combined RISK index is shown at Figure 4.4.  The map shows only those areas that scored more than 1.16 on the combined RISK index (ie: those areas scoring above the median).  Whilst this is in some ways an arbitrary threshold, we wanted to focus on those parts of the West Midlands that have the highest coincidence of a range of factors associated with low or changing demand. 

4.20 The combined RISK index at Figure 4.4 shows that the areas at risk of changing demand for low income housing are concentrated in nine of the region’s thirty four local authority areas, these being: Newcastle under Lyme, Stoke on Trent, Wolverhampton, Walsall, Dudley, Sandwell, Birmingham, Coventry and Nuneaton and Bedworth.  These areas of housing market weakness coincide with the economic regeneration zones developed by the Regional Development Agency which cover the North Staffordshire area, North Black Country, Central/Southern Black Country and West Birmingham, East Birmingham and the Coventry/Nuneaton area.

4.21 Figure 4.5 shows the areas at risk in North Staffordshire, peripheral estates are evident in Stoke and Newcastle, however the major area of concern is the band of pre 1919 terraced housing which stretches from Tunstall North to Longton South.  This area contains 25,000 predominantly pre 1919 terraced houses, which have low values, high disrepair and a skewed demographic profile.  

4.22 Figure 4.6 highlights the areas at risk within Walsall and Wolverhampton (in addition to Sandwell, Dudley, and Cannock Chase).  This map reveals that both boroughs are highly polarised, with areas of multi-tenure market weaknesses developing around the core of the town centres, with a cluster of peripheral estates to the north of the two districts.

4.23 The situation in Sandwell is more similar to Stoke on Trent with potential market weaknesses being widespread (Figure 4.6).  The drivers of change are different however, with the area in the north of Sandwell having a tenure profile which means that nearly half of all properties are socially rented.  In the south of Sandwell - in Smethwick and West Bromwich - the problems are multi-tenure with high proportions of unfit pre-1919 terraced housing and a large ethnic minority community.  

4.24 In this respect the housing market in South Sandwell is similar to that of inner Birmingham.  The Dudley area has limited evidence of areas at risk, with the wards of St James, Castle and Priory and St Thomas having the worst characteristics.  The properties in this part of Dudley are largely in local authority ownership and consist of clusters of high rise blocks and large monolithic council estates constructed in the 1930s.

4.25 The most complicated housing market in the conurbation exists in Birmingham (see Figure 4.7).  Here a number of patterns are evident.  There is a clear inner-core, which rings the city centre.  This however is not homogenous and includes the following:

· A thriving new-build and affluent city centre market;

· Five inner-ring high rise estates which have been refurbished via City Challenge, Estate Action, SRB or stock transfer;

· A northern multi-tenure, multi-ethnic area which is centred on Handsworth/Lozells/Aston;

· A southern and eastern multi-tenure and multi-ethnic area stretching from Washwood Heath to Sparkhill.  This area is experiencing substantial growth from within the ethnic minority community.  Evidence presented from focus groups in chapter five of this report suggests that there is significant demand for social housing of the right type and size for the areas ethnic minority population.  The area is not therefore at risk from low demand, but rather from disrepair, obsolete property and the fact that the more affluent within the Asian community are purchasing new-build large properties (as in Smethwick) or moving to more ‘desirable’ neighbourhoods as the white population has moved progressively beyond the city boundaries to the south;

· The city also exhibits housing stress in peripheral council estates in the north, east and south of the city.  These areas are experiencing high void and turnover rates and co-exist with higher house and land prices immediately adjacent to the estates.

4.26 The spatial location of areas at risk in Coventry are similar to those in Walsall and Wolverhampton (see Figure 4.8).  There is a strong multi-tenure area dimension, which is associated with polarised housing and labour markets.  The problems highlighted in Nuneaton are similar to those in Newcastle under Lyme where they are associated with the decline of the coal field areas.

4.27 Figures 4.8 and 4.9 show the tenure profile of these areas at risk of changing demand and illustrates the cross tenure housing issues within the conurbation.

Summary

4.28 This chapter has highlighted the neighbourhoods within the West Midlands region which we would expect to be experiencing housing market weakness.  The policy issues relating to the physical restructuring of neighbourhoods are outlined in more detail in chapter seven: Conclusions and Recommendations.  Chapters five and six follow on from the analysis of areas at risk by examining in more detail the dynamics of the social rented sector and the private housing market.

Figure 4.4
Areas at risk of changing demand (EDs) (areas above the median)
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Figure 4.5
Areas at risk (above median) North Staffordshire 
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Figure 4.6 
Areas at risk (above median) Cannock Chase, Wolverhampton, Walsall, Sandwell and Dudley 

[image: image11.png]



Figure 4.7 
Areas at risk (above median) Birmingham
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Figure 4.8 
Areas at risk (above median) Coventry and Nuneaton & Bedworth
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Figure 4.9 
Tenure profile in areas at risk (above median) of changing demand
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Figure 4.10 
Tenure profile in areas at risk (above median) of changing demand (conurbation)

[image: image15.png]L

Dominant Tenure
Areas at risk (above median)

mrrs ()
HA  (18)
Mixed 280)
LA @)
= o Ges)
b
.
)
7 *
Ol 9
-
PRI 23
PRI &
.
Il e
2
a

Tometres





5
TENANTS IN THE SOCIAL RENTED SECTOR: VIEWS, ASPIRATIONS AND CHOICES

Introduction

5.1 An important element in this research project has been the examination of community attitudes towards social housing.  This has been achieved through face to face discussion with applicants for social housing and existing tenants in that sector. The research sought to investigate the processes that underlie people’s decisions to live in a particular area and in social housing, to understand what people wanted from social housing, whether those needs were being met, how they viewed social housing and whether they intended to remain in the sector. 
Methodology

5.2 The main method of research used was focus groups but individual one-to-one interviews were carried out where organising a focus group was found to be difficult.  It is important to stress that this qualitative approach to research is aimed at gathering a range of views and opinions.  The discussion in this section is based entirely upon the issues and concerns raised by the people who took part in the research.  It aims to provide a synthesis of their subjective accounts and is not intended to offer a representative or generalisable account of entire areas or tenant groups.
5.3 The focus group approach was selected because it offered the opportunity for a broad range of topics to be explored in a relatively short period of time.  Three different types of group were organised and four target areas were selected from across the West Midlands region.  They were chosen to provide geographical spread and housing market diversity. 

5.4 The area selected with the highest proportion of social housing was Birmingham (32.6%).  Following discussions with Birmingham City Council it was agreed that two neighbourhoods would be chosen in order to represent the diversity in the housing market in the city.  These locations were: 

· Sparkbrook area comprising of: Sparkbrook East and West, Sparkhill, Tyseley South, Calthorpe East and Balsall Heath - these neighbourhoods were selected for their inner city location, the presence of Victorian terraced style council accommodation and the high proportion of residents of Asian origin.

· Kings Norton - this neighbourhood was selected for its peripheral location and consisted of a number of more modern estates built between 1950-1970, of which Hawkseley, Primrose, Walkers Heath, West Heath East and Fairway were included. 

5.5 The other two locations were selected on a district, rather than neighbourhood, basis and included:

· The outer city district of Tamworth with middle range proportion of council housing (24.4%).

· The predominantly rural district of Stratford upon Avon, with a low proportion of social housing stock (14.3%), which was managed by a number of housing associations following a large scale voluntary stock transfer. 

5.6 Three target groups were identified to enable peoples’ decision-making processes to be explored at different stages of their engagement with social housing.  These groups were:

· Applicants seeking social housing.

· New tenants who have moved into social housing within the last six months. 

· Longer-term tenants, not in receipt of housing benefit
, who had been in social housing for over two years.

Access and sampling approach

5.7 Consultation about sampling techniques and organisation methods for the focus groups took place once target groups and areas had been identified.  The local authorities used administrative records to construct the initial sampling frames. People who had specified the target area as one of the choices on their housing application form were selected for Group 1.  The tenants selected for Groups 2 and 3 lived within the target area. In Kings Norton, Tamworth and Stratford Upon Avon random selections of 500 participants were made from the entire database compiled on each target group. Where the list comprised of less than 500 people it was used in its entirety. 
5.8 Individuals from a variety of ethnic origins were invited to the focus groups when selected as part of the random sample taken from tenants’ and waiting lists.  In addition it was considered necessary to run some focus groups entirely with people from the Pakistani community in Birmingham in order to ensure that culturally specific attitudes could be explored.
5.9 Once a sample of potential participants had been selected focus groups were organised as follows:

· reply forms were dispatched by the local authorities in each target area explaining the purpose and format of the research and to invite participants to take part in focus groups

· reply forms collected demographic and household details

· a sample of participants was designed using the demographic details collected. To ensure that a range of views were obtained individuals of different ages, genders, ethnicities  and household types were chosen 

· to maximise attendance, the timing and where possible the venue of the focus groups, were decided after telephone discussions with potential participants.  Ten pounds per person plus expenses was paid as an incentive

· written confirmation was sent once participants had confirmed their willingness to attend. 

5.10 The aim was to attract between eight and ten participants to each group.  Each focus group lasted approximately two hours.


One-to-one interviews

5.11 In some areas and target groups, the small size of the waiting list and/or tenant register meant that recruitment was difficult. In these cases, one-to-one interviews were conducted.  Low response rates sometimes necessitated sending out a second mailing to recruit respondents. The instances where this occurred are denoted in Table 5.1 with an asterisk. Information regarding the number, location and composition of interviews and focus groups is also included in Table 5.1.  Potential interviewees were contacted in the first instance by letter. Individuals who expressed an interest in contributing to the study were then contacted by a CURS researcher to arrange a convenient time for the interview to take place. Each interview lasted approximately one hour and depending on the interviewee’s preference, was either conducted by telephone or in person at the respondent’s home.     
Table 5.1
Focus group and one-to-one interviews
Target Areas
Focus Groups 
One-To-One Interviews
Age Range
Total Number Of

Participants

Birmingham

Sparkbrook
Waiting list applicants
New tenants* 

Long term tenants*
25-60

19-42
6

10

Birmingham

Kings Norton 
Waiting list applicants

New tenants 

Long term tenants

28-54

19-57

31-58
3

4

8

Tamworth
Waiting list applicants(3)
Waiting list applicants (2)

New tenants* 

Long term tenants
20-65

22-28

32-71
5

3

6

Stratford
Waiting list applicants

New tenants 

Long term tenants

19-79

27-73

24-90
13

5

8

Total   71

5.12 To ensure the approach to the research was consistent between groups and areas both focus groups and interviews were conducted with the aid of topic guides. The main issues covered were:

· experiences of the application process

· perceptions about social housing

· satisfaction, advantages and disadvantages of social housing

· the differences between council, private and RSL housing

· future plans and aspirations

· recommendations for improvement

5.13 The remainder of this section of the report sets out the results of the focus groups and in-depth interviews. It presents the findings as a process moving from people’s initial experiences of the application process through to their future plans.  Where there are commonalities across neighbourhood and district the findings are drawn together.  This is also the case where the data suggests there are shared experiences across each of the three target groups.  Where differences have been identified either across area, or across group, or where questions have been asked which seek to reflect the different experiences of say, tenants over applicants, the findings are explored separately.


The application process

5.14 Participants found it difficult to gain information on which properties were available in which areas.  They did not have access to official information on turnover rates and level of demand for different areas which may have helped them in their decision about what to write on their application forms.  If applicants had known that there was greater availability of housing in one area rather than another they may have been more inclined to specify the area with availability in order to be housed more quickly.  As it was, applicants felt they had few alternatives but to complete the form and wait to be contacted.  This somewhat passive engagement with the process made them feel powerless and uninformed.
5.15 Some people said that they had found out about a vacant property through word of mouth but this did not necessarily enable them to secure that property.  Participants said the only means they had to improve their chances of being housed was repeatedly visiting the housing office and “pestering” council officers. 

"I've been told that if you badger them, if you make a nuisance of yourself, you do get on" (Kings Norton).

5.16 In other areas, applicants were unsure how to find out about housing association property and did not understand how the system worked. Participants believed they had to be referred by the council before housing associations would place them on the list.  Even if they were nominated by the council there was no guarantee that they would be accepted.  Thus access to housing association property was clouded with uncertainty.  However people said once they had managed to be accepted on a RSL list the system was better than the council because some associations informed applicants about the number of points they had, and the approximate number of points needed, to be housed in different areas. 

5.17 The main problem with the application process was lack of information and understanding.  Better knowledge of the system and how long they would have to wait with regular updates on progress would have made people feel more involved.  Instead being uncertain led to feelings of powerlessness which were exacerbated by the way in which their personal problems appeared to be disregarded and they were treated insensitively by housing staff.  Participants offered a number of suggestions about how the system could be improved. 
5.18 The majority of the suggestions made by residents to change the process focused on information provision.  People wanted a better understanding of the way the system worked and of their position.  They also sought greater openness including being able to access information on their own particular case and about availability, and developments, across their area generally.  These needs could be met by printing a leaflet in a number of languages explaining the system, providing a newsletter and making a computer terminal available in housing offices where people could access their own personal information using a password.


What people want from council housing

5.19 All focus group participants sought housing in which they could feel safe and secure.  This was expressed in the desire to be located in a “good” area.  A “good” area was defined in a variety of ways relating to both property and the person.  The factors which make an area “good” are now discussed in turn.

5.20 People did not want to be located in areas which they associated with crime problems and made particular reference to drug and car related crimes and vandalism.  Whilst they were very much concerned about personal safety these crimes tend to be visible and clearly demarcate an area as a “bad” area with associated worries about the safety of living in such a place.  Conversely regular and visible policing was said to make an area feel more secure.  Applicants also saw “good” areas as those which were quiet having few problems with noisy, difficult neighbours. 
5.21 Stratford applicants sought areas which were well lit and felt that the lighting needed to be improved.  In Kings Norton participants made a direct link between poor lighting, overgrown gardens, and blind spots, and the prevalence of crime.  They wished to avoid estates with these problems because of increased fears about night time safety. 

"Most of the places I've been to are just so overgrown…you just don't feel safe. I went to look at this property, there was just bushes and trees and I thought, I wouldn't want to live there because anyone could be hiding in those bushes when I come home… I would have felt frightened to have lived there" (Kings Norton)

"If it was a bit better lit up it'd make you feel better in yourself just walking along…I can see what's coming behind me… if the place is well lit up they won't be at cars and messing about cos people can see. They only go where it's dark, where they cannot be seen" (Kings Norton)
5.22 All applicants sought housing in areas that were “clean and not run down”.  They wanted to avoid obvious indicators of decline such as empty, and in particular boarded up, vandalised, property, dumped cars and drug paraphernalia.   In Sparkbrook and Tamworth they spoke  of the importance of more positive indicators of a “good” area such as being clean, having well maintained open space and managed greenery.  They also stressed the importance of safe open space where children could play away from dangerous traffic.

5.23 An important feature of a “good” area was the absence of racism… "the Asian community have a fear of moving into areas that they'll be victimised…. they know that most of their people are in this area".. Areas seen as safe for the Asian community were those with a mix of people from different ethnic backgrounds.  Evidence of ethnic mixing was of central importance to these focus group participants who said they would unequivocally turn down housing offers if this criterion was not met. 

5.24 When looking for housing applicants paid particular attention to the overall condition of property.  Ideally housing should be clean, both decoratively and in terms of hygiene, and in a good state of repair structurally.  Clearly properties varied in their levels of cleanliness and repair.  People sought housing in “generally” good condition. Applicants from Kings Norton and Sparkbrook  suggested there was a particular problem with the state of properties in these areas to the extent that housing offers were sometimes made of properties which they felt were in an unacceptable condition. 
5.25 All applicants stressed the importance of having a property that was large enough to serve their needs both now, and if they were to remain in it long-term, in the future.  Thus people sought housing that could accommodate expanding family sizes and also wanted extra space to enable family to stay.  Applicants in Sparkbrook stressed that there were particular problems of overcrowding amongst the Pakistani community.  They sought housing, which could accommodate all family members and provide sufficient space and privacy to live in a way appropriate to Muslim custom.  Some applicants had needs for a particular type of property. Elderly and disabled applicants sought ground floor accommodation; those with children wanted a house with a garden for the children to play in. 
5.26 With the exception of individuals from Tamworth, applicants stressed the importance of having a property that was easy to heat.   New properties were believed to be the most energy efficient.  Features that were seen to be of particular importance, regardless of property age, were central heating and double-glazing.  These made a property more attractive because they were seen to make it cheaper to heat. 

5.27 All applicants wanted housing in areas that were located close to amenities and services.  They sought to be close to a good range of shops.  In Sparkbrook applicants stressed the importance of Muslim facilities including mosques and specialist halal shops.  They would turn down offers in areas that did not allow easy access to such facilities.

5.28 Individuals with children of school age sought accommodation, which would enable their children to remain at their existing school.  For those without cars this meant being within walking distance of primary schools or on a bus service to secondary schools.  Public transport was also a key issue for Stratford residents. Given that many village locations now lacked services such as schools, shops and medical facilities people without cars were simply not in a position to accept housing in locations without a viable transport service.  The rural location of many housing association properties meant that some applicants were also forced to rely on a bus service to link to their places of employment.  

"we want to be close to shops an bus routes and what have you. We're very isolated where we are. It's a hamlet of six houses and there's no bus route. We may get the odd bus but I think it's three times a week at ten o'clock in the morning and it comes back at two" (Stratford)  

5.29 All applicants and particularly those with children or in poor health, stressed the need to find a property in close proximity to the friends and family that provided them with support.  As a consequence applicants said they would consider the distance of a property in relation to their support network before accepting an offer of housing.  
5.30 In Stratford people sought to remain in the village where they had been raised or become well established in order that they could continue to enjoy the support offered by the community in these locations.  These applicants stressed the importance of the “village life” they had become used to and would be reluctant to move away from a village setting.

"We did ask for a rural location, but one of my fears was if they offered us something in Stratford. I'd hate it because we've always been used to being out in the country"(Stratford)

5.31 In Sparkbrook applicants emphasised the importance of living in an area close to their extended family and with people of their own cultural background who shared facilities and language.  These aspects were argued to be important in providing a sense of community and well being.  Applicants would therefore be reluctant to accept an offer of housing outside the immediate area.

5.32 New tenants were also asked what they had looked for when they were waiting to be housed. As with applicants, they stressed the importance of feeling safe and secure, being located close to friends and family and having easy access to local facilities and services.  In both the Birmingham locations, new tenants wanted a clean property that was in good state of repair.
5.33 In addition to the points discussed above, new tenants in Sparkbrook raised the issue of property layout.  When seeking housing, a property with two reception rooms had been one of their fundamental requirements, in order to accommodate the custom for men and women to socialise separately.  Kings Norton participants said they tried to select accommodation that was of the right type and location to maximise the potential for exchange in the future.  Clearly their move was seen as an interim measure so it was important to accept a property that would enable them to keep their options open.

"once I was on the ladder for a two bedroomed house, I knew that if it wasn't suitable I had a chance to exchange, where as with a flat you've sort of got  very little chance, especially if it's in a block of twelve storeys or more because they've got a bad reputation" (Kings Norton)

5.34 Applicants were least flexible about size and type of accommodation.  Most were not prepared to consider smaller properties with fewer bedrooms than they believed they were entitled to.  People preferred houses to flats with applicants in Tamworth and Kings Norton stressing they would not accept an offer of accommodation in high rise flats or bedsits.  Those with mobility problems were the most inflexible with specific requirements for ground floor homes.
5.35 The applicants who took part in this research generally regarded their choices as restricted to social housing because of their financial circumstances.  Private renting and owner occupation were both ruled out on grounds of cost.  Those applicants on the council housing waiting list saw housing associations as their most viable alternative although they felt that opportunities in this sector were limited.   In Kings Norton and Stratford interest was expressed in “share-buy” opportunities but applicants had experienced difficulty in finding information on this option so were unsure whether it was actually open to them. 
5.36 The location of housing was the main area in which applicants felt able to compromise. Applicants in Tamworth and Stratford were more flexible about area than those in Sparkbrook and Kings Norton.  These applicants knew that housing was in short supply in the areas outside Birmingham so they may have to be flexible if they were to be housed at all.  On the whole these applicants were prepared to consider areas that they had not specified on their application form providing they were not located in a “bad” area (Tamworth) and still had access to friends and family (Stratford).  Applicants would be more willing to move to an area they had not specified if they were given the opportunity to “check the area out” and reassure themselves that they would be safe there.  
5.37 Sparkbrook participants were fearful of being located in an area where they might be victimised and worried that outside Sparkbrook they would lack the facilities and community support they needed.  To some extent they believed the need to remain in one specific area, regardless of overcrowding and poor housing conditions, had become “ingrained” in local people making them unwilling to consider alternatives. 
5.38 Having established that new tenants were generally more satisfied than they expected with both the condition of their property and the quality of the area in which they lived, it is important to stress that a number of dissatisfactions were raised.  There is a tendency for participants in focus group discussions to concentrate on the problems and difficulties they have experienced rather than more positive aspects.  Consequently much more information was elicited on the features of social housing which tenants were displeased with rather than those which pleased them.  Some of the problems raised are explored in more depth below.
5.39 Tenants in Sparkbrook complained about the poor condition of their terraced houses.  The windows in these properties were in poor order, tenants felt that double-glazing was needed since the houses without this facility were very difficult and expensive to heat.  They also said that some of their houses were too small for them to abide by Muslim social norms as they had only one reception room.  In Kings Norton a number of tenants were dissatisfied with the general state of their property when they took up residence.  One house was described as “filthy” with a completely overgrown garden.

5.40 Those who found their property was in need of repair then discovered that the repair service was very poor.  This issue was the main cause of dissatisfaction everywhere except Stratford. Sparkbrook tenants expressed the highest levels of dissatisfaction.  They felt that:

· Repairs were continually overlooked

· It was often difficult to find someone to take responsibility for carrying out the work 

· Contractors were rude and unreliable 

· Sub contracting had led to the use of inexperienced and uncommitted contractors

· Work was often left unfinished or failed to resolve the problem

· There was no effective complaints mechanism

Kings Norton residents thought that:

· They had to wait unreasonable lengths of time 

· The quality of work was very poor

Tamworth tenants found that repairs were undertaken quickly but complained that:

· There was no fixed appointment system for repairs work

· Residents had to take an entire day off work to get a job done. 

5.41 In Kings Norton, concerns were raised in relation to the state of the immediate environment and more specifically the “hazard” of drugs and discarded hypodermic needles… "the one thing I really hate is the hypodermic needles that have been left on the stairs. Basically, the people on the stairs have been let in by the so-called security that we've got, and they're basically shooting up heroin on the stairs and cocaine and stuff. In Sparkbrook tenants expressed concern about vandalism, poor lighting, drug abuse and intimidation by youths.

5.42 In the two Birmingham locations tenants complained about neighbour nuisance, in particular the levels of noise.  This issue was extremely problematic in the high rise flats at Kings Norton.  In Stratford unsatisfactory parking provision had led to inconvenience and tension between neighbours as they competed for parking spaces.
5.43 Tenants saw social housing as being affordable housing for those individuals in economic need.  Social housing provided accommodation suited to those on benefits or low earned incomes.  In Stratford the affordability of social housing was valued because of the high house prices in the district. Here housing association property enabled people to remain in the district, who might otherwise have to move away.  

"it's important to feel you are able to stay in the town or village that you grew up in, but there's nothing unless you are a multi-millionaire, you can't afford to live in certain properties, certainly not in the village that I live in, there's absolutely nothing under £100, 000" (Stratford applicant)

5.44 Related to the issue of affordability was the benefit of having the council or housing association responsible for the maintenance and cost of property repairs. Long-term tenants in Tamworth and Stratford felt they particularly benefited from this as the housing stock was considered to be in a good state of repair, with work being completed to a high standard and within a reasonable waiting period.
5.45 Sparkbrook tenants considered features such as central heating and double-glazing, which have been fitted in recent years in some properties, to be a distinct improvement to their properties and their quality of life. In Stratford, participants espoused the advantages of stock transfer as this was deemed to have led to wholesale modernisation of properties and a more efficient service. This transition was however viewed with caution by several participants who were concerned about rent rises after the expiry of the current five-year plan which guaranteed fixed rent. 

"I'm a little bit sceptical because I think that after all that's been done, and they're doing to the properties, I can't see it being financially sound for what they are doing and what they are spending. Somewhere along the line somebody is going to spout up and say "we can't carry on like this".. so I say, I'm sceptical until 5 years is up, but at the moment I’ll go along with it" .
5.46 Security of tenure and associated “peace of mind”, was seen as a further benefit of social housing.  In Kings Norton tenants liked to feel that they had the flexibility to move quickly if something better became available.
5.47 The opportunity to purchase property that they may otherwise be unable to afford, through RTB, was regarded to be a significant advantage of social housing.  The prospect of becoming an owner-occupier was particularly important in Sparkbrook where tenant sought to accept housing offers on properties which would make attractive purchases.  Interviewees felt that their rents were not going to waste as they would in private rented since they would eventually be discounted against the cost of buying their property.   

"the council house is easy to buy, you see. They've got a facility …if you wish to buy a private house you need a mortgage"

5.48 Whilst the majority of the benefits of social housing surrounded it’s affordability the disbenefits concerned mainly poor service, lack of choice and poor image.

5.49 Tenants had difficulty accessing and getting results from their local housing offices. In the Sparkbrook area tenants felt that council officers were unhelpful and provided insufficient information about their position. Bad organisation was said to lead to individual visits to council offices not being logged so that subsequent visits had to be dealt with by different officers who had no previous record of their problem. Some respondents believed they had encountered both bad manners and racism from housing officers.  In this instance the small number of Asian officers was said to exacerbate their position.  In addition there were the problems of poor quality repairs discussed above.

5.50 In Kings Norton a number of participants complained that they were unable to visit local neighbourhood offices since opening hours did not permit those who worked a 9am - 5pm day to attend.  Here also repairs were an often stated problem with some residents claiming that their houses were in such a poor state of repair that they were a health hazard.   In Stratford’s more rural locations, the absence of a local housing office was seen as problematic although some tenants said there was a housing representative who could put any grievances forward to the main office in their area.  Tenants also complained about the new housing association points system which appeared to give sitting tenants the same weight as new applicants making transfers around Stratford difficult to obtain.
5.51 The general appearance and image of council housing were disadvantages voiced amongst longer-term residents in Kings Norton and Tamworth. This was partly because of the lack of individuality of council accommodation and also because of poor condition.  In some cases they said that this problem was highlighted by the close proximity of other dwellings, built by RSLs or bought under RTB schemes which were better maintained and provided a stark contrast to council stock.   Tenants complained that there was a social stigma attached to being a council tenant.  This stigma was said to exaggerate the bad reputation of schools located within estates. 
5.52 Participants in all areas except Sparkbrook spoke of problems associated with community and specific neighbours. One of the main drawbacks of social housing was the inability to “pick your own neighbours”; indeed participants believed that council accommodation attracted people who were bad tenants. These difficulties were most acute in Kings Norton.  Here council housing was said to be blighted by “problem tenants” who they said were untrustworthy and did not respect their properties. The actions of problem tenants led to a decline in the condition and reputation of particular areas. Participants gave specific examples of the kinds of difficulties attributable to problem tenants these included fouled lifts and stairwells, vandalism, burglaries, damaged properties and excessive noise. 

Why people move out of social housing

5.53 All focus group participants’ ultimate goal was to become owner-occupiers ideally outside social housing areas.  Tenants felt that people remained in social housing by compulsion rather than choice as again this type of housing was represented as “last hope” housing.  There were a number of reasons why people wanted to own their own homes which closely correlated with the disadvantages associated with social housing.  These included:

· The higher status associated with owner-occupation 

· Gaining access to better neighbourhoods

· The opportunity to get away from the bad experiences they had encountered on estates

· More attractive, individual properties

· Disillusionment in paying rent

· The belief that buying a house was a good long term investment

5.54 Whilst nearly everyone aspired to leave social housing there was recognition that few people were at present able to make such a move. Young people with children were seen as the most likely to be able to make a move since they had the greatest incentive i.e. good schools, avoidance of crime etc. to leave.  
5.55 In Stratford, tenants reported that some owner-occupiers were opting to move back into social housing because they could not afford to keep up mortgage repayments.   In this area social housing was seen as the most likely long-term option for tenants because of the cost of private housing. Whilst most wanted to buy in areas outside estates RTB in these areas was seen as the most likely route into owner-occupation. In Tamworth and Sparkbrook particularly RTB had provided a stepping stone towards the financial and status goals outlined above. This was also the case in Stratford prior to housing transfer. In Kings Norton participants said those tenants who had bought under RTB often tried to sell their properties in order to move to “better”, private neighbourhoods.  Selling ex-council housing in “bad” areas could prove to be extremely difficult.

Existing Tenants

5.56 On the whole new tenants found the housing they were allocated exceeded their expectations.  Rather than being dirty, run down and in a rough area, housing was generally found to be in reasonable condition in areas that were not as bad as anticipated. Whilst new tenants in Stratford experienced a high level of satisfaction elsewhere people complained about the general condition of their properties and the fact that they appeared powerless to do anything to improve conditions since the repairs service was slow, inefficient and of low quality.  In addition people were not completely happy with the areas they had been allocated and may have experienced problems with neighbours.

5.57 Tenants who had been in situ for a longer period of time experienced the same difficulties and complained that their housing was associated with a certain negative image which made them feel stigmatised.  New tenants had been influenced by the negative image which initially made them apprehensive about the areas they were moving to, then on moving to the area appeared to have been an exaggeration and eventually after long-term residence made them feel tarnished by outsider views of social housing. 

5.58 Social housing was seen as housing for the needy.  Tenants wanted to move away into their own houses in order to escape both the image and the problems of bad neighbourhoods and poor property condition.  Most however saw themselves as stuck in a housing sector they felt was unpopular.  This situation led to low levels of self-esteem and may reduce people’s motivations to upkeep their property.  In Stratford and Sparkbrook tenants saw RTB as a way of becoming owner-occupiers in an otherwise unaffordable market.  By seeking the best properties and buying them up it was felt that the number and condition of houses was reduced exacerbating the problem of competition for good houses in good areas.

5.59 With such an ingrained negative attitude to social housing it is difficult to change the way people think about the sector to make it more attractive to potential tenants other than those who see the sector as their last hope.  In light of tenants' comments, a number of suggestions can be made about ways of improving an areas’ reputation and encouraging existing tenants to remain longer:

· Publicising crime figures with comparisons to “good” areas would help to demonstrate that they do not always live up to their reputations.  

· Highlighting the high levels of security i.e. CCTV in use in some areas.

· Improving cleanliness and decoration of property upon letting 

· Enforcing anti-social behaviour policies to deal with problem neighbours

· Attempt to accommodate changing family sizes by transferring people within the immediate area. 

· Improving the repair service and people’s understanding of what they can expect from it - speed up response times, introduce fixed appointments, assess the quality of contractors. 

· Introduce flexible opening hours in neighbourhood offices to accommodate the needs of working people

· Make sure those without easy access to housing offices know how to use the local housing representative

· Train housing officers to deal with clients in a more sensitive manner.


Comparing council housing to other tenures

5.60 Applicants and tenants outside Stratford (which had undertaken large scale voluntary stock transfer) had little knowledge about housing associations. Although, most had no personal experience of RSLs, they did have general perceptions of the differences between council and RSL property.   This sector was to some extent in competition with council housing.  In Kings Norton some people were said to have moved out of council housing into housing association properties because they were of better quality yet affordable.  In Tamworth the length of the council’s waiting list had forced some people to look to housing associations.  The advantages (push factors) and disadvantages (pull factors) of council housing compared to RSLs are listed in Table 5.2. 

Table 5.2
Differences in housing association and council accommodation 


Sparkbrook
KingsNorton
Tamworth
Stratford

PUSH FACTORS





Lesser knowledge of RSL system
ANL
ANL
ANL


More costly
NL
ANL
AL


Harder to secure
L
AN
NL


No opportunity for RTB
ANL

L


Smaller units and gardens


L
N

Less security


AL


Similar image problem



L

Tenants contribute to cost of repairs
L




Less co-operative with Asian community
L




PULL FACTORS





More efficient repairs/ maintenance

AL
N
NL

Better state of repair/more attractive 

N
AL
N

Newer and more modern properties
A
A
L


Located in better areas

A
N


Increasing supply due to new build initiatives
A

L


Better type of tenants

A



Easier to get 


A


More accountable to residents


A


Better image 



N

Tenants have more say over decor


L


Greater diversity in property style 


L


Better service, more direct & higher level of support



L


(Applicants = A, New Tenants = N, Long Term Tenants = L).
5.61 Participants in all areas saw private rented housing as easier to gain access to than council housing. They suggested it was more simple to get information about which private property was available for rent as it was widely advertised in local newspapers and estate agents and made visible by the use of letting boards. The advantages (push factors) and disadvantages (pull factors) of council housing compared to private rented are listed in Table 5.3. 

Table 5.3
Differences in council housing and private sector rented 

PUSH FACTORS
Sparkbrook
KingsNorton
Tamworth
Stratford

More expensive 
ANL
ANL
ANL
ANL

Less security of tenure
AN
ANL
ANL
ANL

No guarantee of property maintenance/repairs
AN
ANL
ANL
ANL

Poorer condition

AN
NL


Less privacy from landlords
A
A

N

Responsibility of tenant and landlord blurred
NL
N



Rent can increase without warning


A
L

Unscrupulous landlord may mean unsafe fixtures and fittings

N
L


Greater restrictions on tenancy e.g. no pets, no DSS, no children



N

Status may exclude people

N
A


No support network

A



PULL FACTORS





Tenants have more choice (area, neighbours, types of property)

NL
L


Ability to escape stigma attached to council housing

L
L
L

Located in better areas


N


More availability of housing



N

Equipped with better crime prevention measures


A


(Applicants = A, New Tenants = N, Long Term Tenants = L) 

5.62 The main competition to council housing was from the RSL sector.  Housing association properties were thought to be relatively affordable whilst offering housing in better condition with better repair and maintenance programmes.  Both RSL and private rented property had a better image than council because they were often located outside traditional estates.  RSL property was harder to obtain but there was perceived to be a good supply of private rented in a wide range of areas.  

5.63 The main benefit of council housing compared to the other sectors was cost.  Council housing is seen as the cheapest and most secure form of rented housing.  These factors mean that those on low incomes are likely to be attracted to council housing in preference to the other sectors.  In order to improve the attractiveness of council compared to private rented and RSL it is necessary to improve both the image and condition of estates and property.  Again it is suggested that there is a need to move away from the image of dirty, run down, last hope accommodation to re-market council housing as value for money, good quality accommodation for a wide range of people.

5.64 The focus group participants demonstrated a high level of knowledge about demand across their areas and the factors which influenced demand.  There was agreement that finding the right social housing was extremely difficult.  The supply of good housing had been, and would continue to be, reduced by RTB and the cessation of new building in the council sector.  In Sparkbrook changes in attitudes to social housing and cultural changes within the Asian community meant that demand was likely to increase further.  In Kings Norton some estates continued to be very unpopular, increasing demand in those areas that were perceived to be good.  In Tamworth demand for housing was increased by people seeking to move there from outside the area whilst in Stratford demand was high across the district.   The research demonstrated that demand remains strong for good properties in good areas.  Both applicants and tenants are aware of the processes that shape demand and use this knowledge to make decisions about whether to accept a particular offer or to remain in a particular area.
5.65 Participants’ future housing plans and aspirations varied according to the area in which they lived however a number of overall conclusions can be drawn.  Council housing is seen as second best to owner occupation and where possible a stepping stone into that sector through RTB, part-buy or as a place to live when financial circumstances demand.  The extent to which people will push themselves financially to buy a house depends on their level of desperation to leave.  In Kings Norton people would take a risk because they saw their personal circumstances as so bad that things could only get better.
5.66 In Sparkbrook people rented council housing specifically so they could later buy it and were in no hurry to leave the sector or make a purchase, waiting until they had found the right house or saved up enough money.  The level of satisfaction with social housing was such in Tamworth and Stratford that people considered staying long term, particularly where house prices were so high locally that they had no other option.

5.67 There was also some evidence that younger tenants in particular were highly mobile around the council sector (movement was perceived to be much more difficult in RSL) and that this trend would continue until they had settled as a family with children at school.  At this point they were likely to exercise their RTB.  In most areas the continued attractiveness of RTB, despite the suggestion that the best stock had been purchased, meant that the supply of housing would continue to be reduced.

5.68 The tenants of Kings Norton were the only group who would even consider private renting.  The longer they remained in the area the more desperate they were to leave and more likely to leave council housing. Safety and security were key considerations when renting a house. People in most areas were happy to stay because they felt safe although they indicated that they would leave their area if there was any significant decline. Maintaining a safe, high quality environment is obviously essential in securing stability and reducing mobility in council housing. In the next section focus group participant's own suggestions, as to how social housing can be improved, are considered.


Improving social housing

5.69 Participants were asked how they thought social housing could be improved to encourage people to remain in the sector on a long-term basis. The recommendations are considered area by area before overall conclusions are drawn. The target group who made the suggestion is specified in brackets (A- waiting applicants, NT- new tenants, LT- long-term tenant).

SPARKBROOK 

Letting policies:

· Prioritise cultural issues when allocating accommodation (NT-LT)

Property:

· Tackle overcrowding by ensuring allocation policies match size of family to size of house and granting permission and financial assistance with property extensions (A-NT-LT) 
Neighbourhood offices:

· Make neighbourhood offices friendlier and less intimidating (NT-LT)
· Ensure language needs are catered for (NT, LT)

Tenant consultation:

· Carry out tenant checks to ensure property size and condition is satisfactory (LT)

· Raise awareness of forums for community consultation (LT)

KINGS NORTON


Letting policies:

· Make allocations more appropriate for example avoid mixing elderly and young tenants, ensure families with children are not placed in high rises (NT LT)
· Encourage greater tenant responsibility for properties by enforcing tenancy agreements and carrying out property checks. (A, NT, LT)
· Enforce compulsory insurance to ensure privately owned properties are not left in an unfit state of repair (NT)

· Applicants and existing tenants should be given equal priority when applying for housing (NT-LT). 


Property:

· Modernise housing stock e.g. provide double-glazing and central heating 

· Employ caretakers to act as a 'first port of call' for tenants and to deal with basic repairs and maintenance


Neighbourhood offices:

· Develop better communication systems between neighbourhood offices to ensure that work is not duplicated and information given to tenants is accurate (NT). 

· Make the neighbourhood office friendlier and provide more privacy (LT)
· Accommodate working people by providing evening opening once a month. (LT)
Quality of the general environment:
· Improve the general appearance of the area through cleaner, tidier streets (LT)

· Improve safety in the area, provide better street lighting, and ensure that greenery is kept in good order (LT).

· Improve local amenities such as shopping areas, education and facilities for young people(LT) 

TAMWORTH 

Letting Policies:

· Encourage greater tenant responsibility for properties by enforcing tenancy agreements and carrying out property checks. (A, L)
· Allow new tenants to decide if they want any of the items left behind by previous tenants (LT)


Property:

· Employ caretakers on estates to help improve maintenance (LT)

· Carry out five yearly tenant reviews to assess appropriateness of property and ensure effective utilisation of space. (NT-LT) 

· Equal distribution of investment in repairs to improve overall condition of housing stock (NT)
Neighbourhood office:

· Improve the organisation of neighbourhood offices and develop codes of conduct/ good practice guides to improve the service (NT)

· Assign a housing officer to individual cases (NT).

· Provide information on council services such as decorating grants (NT).

· Tape interviews to act as a record and reduce duplication of information (NT)

Quality of the general environment:

· Attend to landscaping and the exterior of properties on run down estates to improve the overall condition and image of council areas (NT, LT)
· Improve safety by provision of intercoms, CCTV, better street lighting, and increased police presence (A-LT).

Tenant consultation:

· Demonstrate that community consultation works by acting upon knowledge gained through community consultation (A)
· Continue and extend initiatives such as Tenants’ Participation Compacts, newsletters and open surgeries (LT).
· Develop and increase awareness of forums for consultation by setting up more local neighbourhood groups to inform district policy-makers (LT)

STRATFORD

Letting policies:

· Avoid mixing young and old people together (NT).

· In village locations give local people housing priority (NT-LT)

· Allow more time for people to respond to housing offers, 24 hrs is not sufficient (NT) 

Neighbourhood offices:

· Improve tenant support by increasing awareness of the local housing representative in isolated rural areas (LT)

Future housing development:

· Ensure future development in rural areas is environmentally, socially and culturally sustainable by providing small-scale development that is sympathetic to the landscape and causes minimal impact on village life
· Ensure new housing development has adequate local amenities (A, NT, LT)

· Consult and involve local residents in decision-making about future housing development to ensure that type, size and supply meets the needs of future generations (NT. LT)
5.70 Whilst there were some variations in recommendations by geographical areas there were also commonalties. In respect of lettings policies people wanted their landlords to operate stricter tenancy agreements to encourage tenants to be more responsible with their properties and wanted property to be allocated more carefully to avoid mixing of incompatible tenants. They also wanted more care taken in matching people to particular properties and to locations.  
5.71 In the second area of discussion, property, they wanted better matching to their individual needs, improvements in energy efficiency and maintenance service. In the area of neighbourhood offices they wanted better access and communication and a friendlier service. People wanted improved community consultation and the active involvement of landlords in assessing the suitability of property and future housing developments. In the final area people wanted existing housing and new developments linked to facilities and services so that their estates could be viable self-contained settlements. The discussions show that people expect to take responsibility for their own property and to play a part in decision making about the future of their area. It seems they are prepared to work at maintaining and improving their environment. In return they seek an improved, more personal and individual service from their landlord with a commitment to making estates safe, secure and self-contained places in which to live. 
Conclusion

5.72 The data collected in the focus groups and interviews demonstrated that experiences of social housing are variable across the region with differing implications for demand in the sector. These implications are explored in this final section in terms of both commonalties and differences across the West Midlands.
5.73 The majority of individuals who took part in this research saw social housing as ‘last hope’ housing for those who were financially unable to seek any alternative.  The main aim of the focus group participants was to find good quality, affordable social housing in a good area.  A number of common themes were identified in all target areas and groups as being important when seeking social housing these were:
v) Well maintained and safe environment.

vi) Property in good state of repair and of adequate size.

vii) Easy access to local facilities and services within easy reach.

viii) Proximity to support networks.

5.74 At this early stage of their engagement with social housing most believed that they had little option but to wait for an appropriate house to be allocated to them. The extent to which they were prepared to be flexible in terms of the area, size and type of house depended on their current circumstances and to some extent the area where they sought to be housed.

5.75 Focus group participants demonstrated a high level of knowledge about which areas were “good” or “bad” and sought to avoid those that were visibly in decline. This was partly because they wanted to be located somewhere where they felt they, and their property, would be safe. It was also because they may have to accept a housing offer which could only meet their needs in the short-term so sought to have a property with some exchange value to avoid getting stuck in unsuitable housing. 

5.76 In addition people appeared knowledgeable about the state of repair of properties in the area and had a view about the size and type of property they were entitled to (although not necessarily how long they would have to wait to gain access to such a property). This knowledge of area, property and their entitlement meant they were able to weigh up the possibilities open to them to make decisions about when to accept an offer. This was particularly the case for those who were the least desperate to be housed. Given their knowledge of areas and entitlements most people realised they would have to compromise. Whilst they still sought a “good” area they were prepared to be most flexible about where their property was located and least about size. 

5.77 In Sparkbrook and Stratford familiar cultural surroundings, be that a Muslim or village community, were important. Regardless of these needs there was awareness that a shortage of suitable social housing put the onus on them to be more flexible providing they could continue to access friends, family, facilities and employment. The exception was Kings Norton where applicants offered no compromise on the location of property. This may have been because some areas were seen to be unsafe and also because there is less competition for property in this area.

5.78 Those who took part in the research intimated that, in the short-term, there is little competition from other sectors for social housing tenants. These individuals were those who simply could not afford to be housed in any other tenure. Given that area is one of the most important and flexible factors a potential tenant considers when seeking housing, a number of suggestions can be made about the ways in which areas can be made more attractive:

· encourage people to consider areas they have not specified by providing information and offering opportunities to view 

· reduce visible signs of crime i.e. graffiti and abandoned cars

· encourage a more visible police presence

· improve lighting 

· offer areas which meet cultural requirements

· consider making large scale offers to a number of Asian families and provide support to develop cultural facilities

· ensure people are offered areas that have public transport links to schools, employment and service centres.

5.79 It was clear that there was a common image of social housing as “dingy”, “dirty”, socially stigmatised accommodation in rough areas, that is not well maintained, structurally unsound and generally in poor condition. The majority of respondents found that the reality far exceeded their expectations. Social housing in the West Midlands clearly has an image problem. One of the challenges in the region is to find ways of changing this image so that social housing is seen as an attractive option rather than the last hope housing for the desperate.
5.80 Whilst people knew which areas were “good” or “bad” they felt they lacked information about the way in which the allocation process worked. When completing their application forms they specified the best areas but had little idea of the likelihood of actually being made an offer in their ideal location. They needed information about the length of wait associated with a range of different areas and the number of points needed to gain access to an area (i.e. was their demand realistic given their circumstances?). Such information combined with details of areas with which they were unfamiliar may have encouraged people in Tamworth and Kings Norton to consider other places that perhaps fell between the “bad” areas they would not consider and the “good” areas which were so popular they were unattainable in the near future. This lack of information may have contributed to the polarisation of demand because people, in the absence of sufficient knowledge, would opt for the best possible areas which already experienced high levels of demand.
5.81 The situation was somewhat different in Sparkbrook and Stratford which both experienced high levels of demand across the neighbourhood and district.  Sparkbrook was viewed as a highly desirable area by the Asian community because of the strength of community in the area, family ties and the presence of Muslim facilities. This area did not readily fit the definition of a good area. People complained of overcrowding, crime, a generally poor quality environment with houses which were badly maintained. However for the Asian community the absence of racism and presence of Asian cultural facilities made the area very popular, given the lack of alternatives in the region. The popularity of the neighbourhood meant that demand was likely to continue to be uniformly high.
5.82 The whole district in Stratford was viewed as “good”. There appeared to be increased demand in village locations where local people sought to remain close to friends and family but properties were in very short supply. Stratford was selected for this study because it had a low proportion of social housing. The paucity of properties combined with high house prices meant that people on low incomes relied on social housing to remain in the district and could not afford to be choosy. Thus they did not differentiate between parts of the district and merely sought housing that was within range of schools, facilities and their employment.
5.83 Given that demand was high in areas of Kings Norton, all of Sparkbrook and Stratford and the majority of Tamworth participants were asked whether they would look to other housing sectors in order to be housed. In all areas (other than Stratford which was entirely housing association) people expressed a preference for housing association property but said it did not offer a viable alternative to council housing because it was in such short supply. Social housing was seen to be preferable to private rented because it was generally cheaper, more secure and better maintained. Private rented housing was only considered an option by people in Kings Norton who were desperate to leave the area because of the social problems they perceived on their estate. They saw the sector as offering them greater choice about where to live.
5.84 Participants in all areas believed there was a stigma attached to being in social housing. In Tamworth and Kings Norton this was particularly associated with the uniformity of estates; the fact that they were so obviously council owned. In these areas and Sparkbrook the poor condition of property relative to privately owned or housing association stock also demarcated them as council owned. 
5.85 The stigma of being a council tenant never completely disappeared but people often found that the image of social housing was worse than the reality. In Sparkbrook not all properties were found to be in bad condition. In Kings Norton crime and neighbour nuisance were not as bad as anticipated and in Tamworth estates were found to be in much better condition than people had imagined. Stratford residents had the highest level of satisfaction with their properties finding there to be no grounds for their fears.
5.86 Even though people’s expectations had been exceeded the vast majority still sought to leave the council sector. Tenants, especially those under forty, saw paying rent as a short-term measure whilst their financial circumstances limited their alternatives. There were a number of reason why people generally wanted to leave social housing.
5.87 Owner occupation was seen as the ideal. Whilst council housing was stigmatised because of its uniformity or condition or association with social problems, owner occupation offered the opportunity to have a choice of somewhere to live that was more individual in a safer neighbourhood. People complained about the quality of the repairs service and that they were not treated as individuals by their landlords. Owner occupation also offered more control. Owning their own property meant they controlled when repairs were undertaken and made decisions about the improvements they wanted. 
5.88 Some older people were prepared to remain council tenants providing their neighbourhoods did not decline. They welcomed being consulted about the service and how improvement money should be spent because it made them feel they had some say about the way their neighbourhood developed.
5.89 Whilst most people sought to leave social housing their ability to do so varied across the region. In Sparkbrook RTB was the ideal. People were very happy with their community and its facilities so sought to find an appropriate council house which could accommodate Muslim custom. They might seek to transfer until they found the right property. Once they were ideally located RTB was seen as desirable since the discount available meant it was cheaper than buying privately. Sometimes tenants were prepared to wait several years to find the right property and save the money to buy it. RTB offered Asian people on low incomes an opportunity to buy at low cost which they would otherwise be denied because having a mortgage was forbidden under the Sharia.
5.90 Generally, participants did not want to exercise the RTB in Kings Norton. They saw the neighbourhood as being in decline and thought that they would find resale very difficult. Residents in this neighbourhood said they would push themselves to buy outside of the estates because they were desperate to leave. Here people suggested that they would take risks financially because the worst that could happen if they defaulted on their mortgage was a return to the estates.
5.91 In Tamworth and Stratford people were in no hurry to become owner-occupiers. Where possible they sought RTB although most suggested that the better properties had already been purchased. In these areas the goal of becoming an owner-occupier was much harder to attain than in Birmingham. Property prices were thought to be too high for those on low incomes. Unless there was a major change in people’s fortunes they would be compelled to remain in social housing. This may account for the high level of interest in these areas in community consultation.
5.92 Across the region there was high demand for good quality, good sized family accommodation in good areas. This demand is likely to continue in Tamworth and Stratford whilst house prices are sufficiently high to exclude people with low incomes from buying property privately. Further polarisation of demand in Kings Norton will restrict the number of properties available in “good” areas. Changes in Asian culture combined with people’s inability to afford even moderately priced private property, in the absence of a mortgage, will continue to increase demand in this Sparkbrook. It could be argued that demand for popular types of property in “good” areas will increase yet further as these properties are sought under RTB. This will be a particular problem in Sparkbrook where people take a council tenancy with a view to buying and there is a short supply of properties large enough to house extended families and enable their inhabitants to comply with Muslim custom. 

6
NEW BUILDING AND HOUSEHOLD MOVEMENT IN 
THE WEST MIDLANDS REGION

6.1 Previous parts of this report have set out key features of different parts of the housing market in the West Midlands region. While there is a considerable body of information, which enables the regional housing market to be described, we lack contemporary evidence, which tells us very much about the dynamics of the housing market.  This section provides new evidence related to new building and residential movement. The population census, administrative data, material on house prices and planning all enable us to identify different markets within the region and data previously presented in this report has enabled us to identify key differences within the regional market. These sources have also identified a central agenda related to migration and mobility. While the national debate has focused particularly upon inter-regional migration, the key issues for the West Midlands are about intra-regional migration. It would appear that the region as a whole is a net recipient of migration. However, some of the most important issues related to community, social cohesion, sustainability and competitiveness relate to differential migration within the region. They relate to evidence which suggests that there is a systematic tendency for the social and economic role of different parts of the region to diverge with affluent areas becoming more affluent and other areas not sharing in an improvement of overall economic and social conditions.

6.2 When patterns of deprivation within the region are mapped there are clear concentrations of deprivation especially in the core of the West Midlands conurbation and in other older areas in the Black Country and North Staffordshire. Commentaries upon patterns in the region refer to a tendency for differential migration. Households with higher incomes and greater employability are more likely to move and these households tend to move to different parts of the region than less prosperous households. Differential migration is associated with a hollowing out of the population structure of the core of the conurbation and other older urban centres. The more mobile, more affluent and more employable are under-represented in these areas and their under-representation has become greater over time. The neighbourhoods that are left behind have fewer resources of various kinds and policies towards regeneration are affected by patterns of residential change. 

6.3 The more recent debate about changing demand for low income housing and the concern about housing market failure across different tenures has provided a renewed impetus to focus upon processes of residential movement and migration. In some parts of the region there are neighbourhoods and parts of the housing market which have become less attractive and popular. The consequences of this are identified in higher rates of turnover, higher rates of void property and falling property values. It is argued that once this process takes off there is a snowball effect. Neighbourhoods and areas which are seen to be unpopular and in decline will not be seen as good areas to invest in.

6.4 A long list of factors explains why some parts of the housing market have become less popular than others. These are referred to elsewhere in this report. For example, it is argued that amongst those people who would, in the past, have continued to rely upon council housing or the social rented sector as a source of accommodation, choices are now wider. Increased employment and the number of dual-earning households provides greater bargaining power. At the same time the portability of housing benefit enables people to exercise more choice within the rented sector. Finally the changes in the owner-occupied market, with the emergence of lower-priced properties and affordable mortgage products, make for greater mobility and choice. The assumptions in planning and housing policy about the pool of households with no choice other than to rent and the tendency for such people to seek rented housing near to their place of work requires some revision. For households seeking a first step on the home ownership housing ladder there are a greater range of options. Again, some of this derives from different employment and demographic structures. In some occupations high income is achieved very much more rapidly than in the past. Equally, if not more important, a larger number of these households include more than one wage earner, or involve the fusion between two households which previously operated independently and perhaps had separate accommodation prior to new household formation. 

6.5 As the home ownership sector has expanded in the region, it has become more varied, increasing the options available to people seeking home ownership. In a period of low interest rates and sustained economic stability, debt servicing costs between mortgages of different sizes are much lower than in the past. When interest rates are high, buying a more expensive property has much greater financing implications than in a period of sustained low interest rates. In this environment decisions about whether to buy a new or newer, but more expensive, property or an older, but cheaper, property are not being made in the same way as in the past. 

6.6 The implications of price differences are not as significant in the current market climate because of the ability to access loans to bridge the difference. The operation of lending institutions and the different products that they make available may actively favour purchase of newer properties which are easier to value and are regarded as better security. In the aftermath of the house price boom of the late 1980s individuals and institutions may favour borrowing or lending on newly-built properties in a modern environment serviced by modern facilities.  Mixed tenure neighbourhoods with a variety of problems and less certainty about future demand and appreciating value are less likely to be favoured.

6.7 Following this, there is an argument that the hollowing out of the core of the older areas in the region may be associated with a variety of processes which include:

· the relocation of employment and economic activity;

· changing transport infrastructure;

· rising affluence.

6.8 None of these drivers are themselves about changing housing supply, however, the capacity to exercise new choices that are made possible by changes in employment, affluence and transport do ultimately depend on the structure of the housing market and of housing supply. In effect, the interaction between housing and other drivers determines the way in which economic and social changes are reflected in changing patterns of residence. In order to better understand the hollowing out of the older conurbations and urban areas, and the nature and patterns of differential migration, we need to know more about the role of particular parts of the housing market.

6.9 One of the areas which has attracted most comment in recent years has been the extent to which a decentralised planning system has contributed to patterns of differential migration. The immediate post-war agenda was concerned about urban congestion and the need to reduce densities of population, clear high density slums and provide better living environments away from industrial pollution. More than fifty years later many of the high density neighbourhoods have been cleared and replaced and the patterns of employment and industry are very different. The agenda is more concerned about traffic congestion and pollution, damage to the countryside and the environment and regenerating and renewing older areas. 

6.10 A major policy issue is emerging related to the planning system and the extent to which its inability to prevent decentralisation contributes to the problems being faced in older neighbourhoods. It is suggested that the hollowing out of these areas and differential migration is directly associated with the pattern of planning and residential development which is occurring. This can be a fairly general proposition or it can be a more specific one about the extent to which the concern over low cost and affordable housing which has been prominent for at least the last two decades, has begun to produce a supply of housing outside cities which is increasingly seen as a direct competitor with properties within the cities. Essentially the argument is that there is an increased supply of affordable, modern housing available for purchase in more attractive environments and that this has begun to affect the demand for older properties in older neighbourhoods which have fewer attractions associated with them. The decline and failure of housing markets in the older conurbations is then directly associated with the development of more modern and attractive housing beyond it. 

6.11 The significance of this argument is not one related to whether or not we should continue to develop attractive housing outside older neighbourhoods, but it is central to discussions about what happens within older neighbourhoods. If these neighbourhoods and markets decline because of their inability to compete with more modern neighbourhoods, then the kinds of policy responses which are appropriate are very different than if there is still a substantial and significant underlying demand. 

New evidence

6.12 The present study was designed in order to probe specific aspects of the operation of the housing market. Drawing on the experience of research being carried out in the North-West of England, we have adopted a methodology, which is specifically designed to fill gaps in our understanding of the regional housing market. It involves a study of two different parts of the residential structure of the region: 

· Newly-built estates. Who buys properties on these estates? Who lives in them? Why have they bought them? Did they consider buying elsewhere, including buying in the inner city? What is the likely continuing impact of these kinds of developments and of developments of a different price and in different parts of the region.

· Older neighbourhoods in the core of the West Midlands’ conurbation. Who is moving into this older core? Who is renting and buying accommodation? Why did they choose to live there and what are their likely future plans? 

6.13 In discussions about the impact of new building on residential mobility, there has always been an argument that it is essential to look not only at who moves into new building, but at the wider residential movement opportunities created by new building. If some people move to new houses they create vacancies elsewhere in the housing market which provide opportunities for other people. The impact of additional supply of new accommodation is then not fully analysed by simply looking at who moves into those dwellings and what role they play in the housing market. It is essential to also look at the sequence of moves which is associated with new building. This kind of analysis is usually referred to as ‘vacancy chain analysis’. It involves tracing the vacancies which are created as a result of mobility and assessing the wider impact of new-build on the choices and opportunities available to households - enabling them to trade-up or to move in ways that otherwise would not have been possible. 

6.14 This Report presents the results of a study designed to focus on these three issues: new building, the vacancy chains arising as a result of new building, and mobility into older neighbourhoods. The information generated through Social Survey is designed to contribute to the discussion of a series of wider research questions about the nature and development of the regional housing market. 

            The research design

6.15 This study has involved interviews with some 1,000 households throughout the West Midlands’ region. The survey work was carried out by Market Research UK Ltd., using questionnaires designed in conjunction with the Centre for Urban and Regional Studies. The questionnaires involved a common format with some detailed differences for different groups, as set out below. Each questionnaire was designed to identify:

· characteristics of the property;

· characteristics of the households living in the property;

· where that household had moved from;

· satisfaction with the property and the neighbourhood;

· some limited information about search behaviour prior to moving to the property;

· information about movement intentions;

· employment and travel to work information;

· details on incomes and employment. 

6.16 The study fell into two parts: a vacancy chain study and a study of older neighbourhoods. These are described in turn below.

          
The vacancy chain study

6.17 The Vacancy Chain Study followed the conventional design for such studies as set out in Figure 6.1. We sought to identify properties, which had been built in the immediate previous period and we were enabled to do this with information provided by county planning departments in the region. There was some confusion about precise identification of these properties and the period in which they had been built was extended from two years to a period of five years.

6.18 476 interviews were completed with households living at these addresses. In every case they were the first occupiers of these dwellings. As indicated in Figure 6.1, households that were interviewed were asked their previous address and the study involved tracing that address and interviewing the successor household if they were still living at the address. If the property had not been vacated, if it was empty, or if it had changed hands since the original successor had lived there, the interviews were not pursued.

Figure 6.1
Vacancy chain study: research design



NEW DWELLING

6.1 
6.19 At the second stage in the vacancy chain households were again asked where they had previously lived and the same procedure was followed until the sequence of moves was exhausted and no further addresses could be traced. 

6.20 As has been common with studies of this kind, the wastage from them is very high. This is associated with newly-forming households who do not vacate properties, with empty properties, with refusals and fieldwork difficulties and with the fact that the property had turned over more than once so that the current occupiers were not strictly members of the vacancy chain. Table 6.1 sets out the numbers involved in each case. 

Table 6.1 
Interviews and outcomes

· 476 interviews completed at new dwellings: 

Previous address details refused : 123

Previous accommodation not vacated : 40

Previous address details provided:

-  
46 were outside the West Midlands

-
74 of the current occupiers were not the immediate successor

-
19 properties appeared to be empty

· 72 involved a non-response or refusal

· 102 interviews completed at first position in vacancy chain created by new building.  Of these:

-
84 provided details of the previous address

-
6 refused and in 12 cases the property had not been vacated

Of the 84 properties where address details were provided:

-
12 were at addresses outside the West Midlands

-
10 had current occupiers who were not the immediate successor

· 15 resulted in a non-response or refusal

· 47 interviews completed at second position in vacancy chain created by new building.  Of these:

-
34 provided details of their previous address

-
in 10 cases there was no previous accommodation vacated and there were 3 refusals

Of the 34 where previous address details were provided

-
4 were outside the West Midlands region

-
4 were households that were not the immediate successor

· 8 were refusals or non-responses

· 18 interviews completed at third position in vacancy chain created by new building. Although 12 of these interviews provided a previous address no further interviews were completed

- 
6 of the addresses were outside the West Midlands 

- 
3 were not immediate successors and there were 3 refusals or non-responses.



            Survey Results: The New Estates

6.21 The following section of this report presents the results of the Social Surveys described previously. Initially we present a profile of the new estates. The detailed findings of the survey are included in Tables in the Appendix to this Report.

            Locations

6.22 The 476 households interviewed in this survey were all owner-occupiers, 2 % of whom referred to some element of shared ownership. The locations for the interviews were as follows:

· Birmingham (Great Park and Rubery): 74

· Tamworth: 87

· Warwick: 34

· Nuneaton: 51

· Worcester: 59

· Lichfield: 45

· Shrewsbury: 86

· Stoke-on-Trent: 40

           Dwelling Type and Price

6.23 A large proportion of the new dwellings were detached (59%), with semi-detached (23%) and terraced housing (17%) making up the balance. One in a hundred purchasers reported a price of lower than £40,000, and the same proportion (1%) referred to prices of £160,000 or more. The majority of properties were priced in excess of £80,000. The more expensive dwellings were detached properties and houses in a low price band, (i.e. those priced below £80,000) were most likely to be semi-detached, or terraced properties (See Table 6.1).

6.24 All properties in the highest price band, (over £130,000), were detached properties. There are differences in the price structure associated with properties in different parts of the region. In Staffordshire, Worcestershire and Shropshire the dominance of detached houses was particularly marked and this is associated with higher house prices. In discussing this data we should make it clear that the sample is not necessarily representative of the properties built in these areas and the findings of the research relate to the particular sample that we have drawn. We can make some comment on properties, which have different price levels and the differences in who buys properties with different prices. For this reason most of the subsequent analysis in this Report will refer to new dwellings in different price brackets and the vacancy chains associated with those different price brackets. It is important to recognise that this is an exercise in comparing the relative impact of different types of new private sector building rather than trying to represent or evaluate the impact of the total pattern of new building. 

Table 6.2 
New Build Estates: Purchase Price, Dwelling Type, House Price and Size of Mortgage


Purchase Price


Low
Medium
High
All hholds

Sample No
198
180
40
476


%
%
%
%

Dwelling type





Detached
19
94
100
59

Semi detached
44
2
-
23

Terraced
36
3
-
17

Flat or maisonette
1
-
-
*







House price





Under £40,000
2


1

£40,000-£59,999
43


18

£60,000-£79,999
56


23

£80,000-£99,999

56

21

£100,000-£129,999

44

17

£130,000-£159,999


85
7

£160,000 or over


15
1

Not stated



12







Size of mortgage











Under £10,000
-
2
-
*

£10,000-£19,999
1
1
3
1

£20,000-£39,999
9
1
-
4

£40,000-£59,999
43
8
3
21

£60,000-£79,999
27
23
5
20

£80,000-£99,999
-
20
18
9

£100,000-£129,999
-
6
18
4

£130,000-£159,999
-
-
5
*

£160,000 and over
-
1
-
*

Not stated
16
27
33
29

N/A
5
12
18
11

Previous Tenure

6.25 One of the striking features of the new-build estates and one which will be commented upon further at a later stage is the extent to which they predominantly house households who are already owner-occupiers at their previous dwelling:

· 346 out of the 476 households interviewed (72%) were owner-occupiers at their previous dwelling

· 116 (12%) were tenants in the private rented sector and 

· only 14 (1%) were tenants in the social rented sector. 

· Households which were previously tenants were much more likely to be in the lower-priced properties. (Table 6.3)

Table 6.3 
New Build Estates: Purchase Price Previous Housing


Low price
Medium price
High price
All hholds

Sample No
198
180
40
476







Previous tenure
%
%
%
%

Outright owner
13
25
25
20

Home owner with mortgage
41
63
63
52

Rented from council
2
-
-
1

Rented from housing association
4
-
-
2

Rented from private landlord
16
7
8
12

Lived with family/friends
24
3
3
12

Other
1
2
3
2

6.26 
None of the small group of social rented sector tenants had bought properties priced at £80,000 or more. In the case of former private sector tenants the picture is less categorical, although the majority of purchasers (68%) had bought properties priced less than £80,000 (See Table 6.4).

6.27 This evidence suggests that the new-build home ownership market plays a very limited role in catering for households moving directly out of the social rented sector. A number of possible explanations for this can be suggested:

· households in the social rented sector are moving to vacancies created following new-build;

· they move into the private rented sector and then into private sector new-build, or

· the market for social rented housing is largely separate from that being discussed here.

6.28 Because of the association between previous tenure and price, no households which were previously social rented tenants were included in the sample of new-build addresses in Worcestershire or Shropshire.

Table 6.4 
New Build Estates: Previous Tenure of Households, Dwelling Type, House Price and Amount of Mortgage


Previous Tenure


Social

Rented
Owners
Other
All hholds

Sample No
14
346
116
476







Dwelling type
%
%
%
%

Detached
7
72
27
59

Semi detached
57
18
34
23

Terraced
38
10
38
17

Flat or maisonette
-
-
2
*







House price





Under £40,000
14
-
1
1

£40,000-£59,999
43
11
36
18

£60,000-£79,999
21
21
31
23

£80,000-£99,999
-
26
9
21

£100,000-£129,999
-
20
8
17

£130,000-£159,999
-
9
3
7

£160,000 or over
-
1
1
1

Not stated
21
12
11
12







Size of mortgage





Under £10,000
-
*
-
*

£10,000-£19,999
-
1
1
1

£20,000-£39,999
14
3
6
4

£40,000-£59,999
29
16
37
21

£60,000-£79,999
-
21
22
20

£80,000-£99,999
-
11
4
9

£100,000-£129,999
-
4
2
4

£130,000-£159,999
-
-
2
*

£160,000 and over
-
*
-
*

Not stated
43
32
20
29

N/A
14
12
7
11

Housing Finance

6.29 Data on the size of mortgage relates to the previous tenure pattern described above:

· No households who were previously in the social rented sector had a mortgage in excess of £53,000.

· Former owners and former private tenants both had bought properties involving mortgages of very different sizes.

· Both of these groups would appear to be much more diverse in terms of income and affordability.

6.30 The private tenants moving into new-build housing are not always a group who have been tenants for affordability reasons, but perhaps have rented temporarily while waiting to buy a property of their choice. This is consistent with the evidence available about their employment and income characteristics. A key issue in the affordability position for former owner-occupiers is the price of the property that they sold. The details of this are provided in Table 6.5

Table 6.5  
Previous home owners: Sale price of previous dwelling

Sale price of previous dwelling
                    %

Under £40,000
12

£40,000-£59,999 
25

£60,000-£79,999  
18

£80,000-£99,999 
12

£100,000-£159,999 
6

£160,000 or more
2

Not stated 
25

Sample number
                 346

6.31 The highest sale price recorded by an individual was £465,000 and two other households reported sales of £200,000 or more.  In some cases households were trading down in price terms into newly-built properties. As is evidenced from the other material in the survey, it is clear that the new-build market caters for older households which are already well-established in the housing market and have substantial housing assets as well as for younger households trading up to more expensive home ownership. 

           Dwelling Size and Type

6.32 Some other brief details are merited on the nature of the properties available in this part of the market. Only 3 % of the properties in the low price segment said that they had neither a garden nor a roof terrace nor a balcony. The dominant property type is a house with a garden. In the high price range all of the properties were of 3 bedrooms or more and in the medium price range only 5 % had 1 or 2 bedrooms. In contrast, the lowest price group included 4 % of properties with only 1 bedroom and 38 % with 2 bedrooms. 

           Household Characteristics

Table 6.6
New Build Estates: Purchase Price and Household Characteristics

Low Price
Medium Price
High Price
All hholds

Sample No
198
180
40
476

Age of respondent
%
%
%
%

Under 25
11
3
3
7

25-44
79
76
75
76

45-49
8
16
10
12

60 and over
3
6
13
5

Car ownership





No vehicles owned
5
2
-
4

1 car
49
29
18
38

2 cars
44
63
78
55

3 or more cars
1
6
5
3

Household type





Single Adult
17
5
-
11

Two adults
43
26
23
33

Three or more adults
1
9
10
5

Single pensioner
1
1
-
1

Pensioner couple
2
6
13
5

One parent family
2
1
3
2

Two parent family
34
51
53
42

Large family household
1
1
-
1

6.33 The majority of purchasers were in the age group 25 to 44. However, 22 % of those in the medium price group and 23 % in the high price group were aged 45 and over. All of the households in the high price group had a car and the majority in the medium and high priced group had 2 cars. For these two higher priced groups the two parent family was the most common household type with two adults being the next most likely. For the low price groups, these are the two most important household types, but their significance is reversed with two adults without children being more visible. (Table 6.6)  This would suggest a family cycle pattern with younger, childless couples more likely to buy lower priced properties which are smaller, while longer established two parent families are buying larger properties.


Income

6.34 The data on income in this survey is affected by a high non-response rate. Nevertheless, it is evident that the reported household incomes of some households are much lower than would be expected from conventional affordability calculations. Amongst low and medium priced house purchasers, incomes were most likely to fall in the band £26,000 to £39,000 per annum. Amongst high price purchasers the income level was more likely to be over £39,000. 

6.35 The different sale price of properties is clearly one factor affecting this. Some households with lower incomes may have seen a fall in income, perhaps associated with retirement. They may have sold properties that were very substantially priced. The evidence here suggests that the operation of the market does not relate very closely to levels of income. In addition to the proceeds from sales, households have other resources, which they can draw upon in buying a home. Again, the evidence about the sizes of mortgages supports this evidence. Some of those in the highest priced properties or the medium priced properties have mortgages of less than £100. From these data income is a very poor predictor of what price of property people buy and is only a weak predictor of expenditure upon housing.

           Previous Moves

6.36 Households moving to new estates had sometimes moved a number of times in the last five years. This especially applied to the lower priced property purchasers. On the occasion of their move to the present address the main reasons for moving were most commonly to do with wanting a larger home. This especially applied to those in the medium and high priced properties. Amongst those in the lower priced properties, setting up a new household and buying a home were more prominent, reflecting the earlier stage in the family cycle that they tended to be at. (See Table 6.6)  The purchasers of lower priced properties were also more likely to have been previously living with family and friends, or to be have been living in the privately rented sector than applied to the other group. Again, this is consistent with a different family cycle stage. 

Table 6.7 
New Build Estates: Purchase Price, Number of Moves and Reasons for moving


Low price
Medium price
High price
All hholds

Sample No
198
180
40
476

No. of moves in the last 5 years
%
%
%
%

1
66
78
73
72

2
18
8
3
12

3
8
8
8
8

4
3
3
8
4

5 or more
4
1
3
2

Don’t know
1
2
8
2







Main reasons for moving





Wanted larger home
23
49
43
35

Wanted smaller home
2
2
-
2

House in bad state of repair
1
-
3
*

Cost of house too high
1
-
3
1

To buy a house
20
4
5
12

Wanted a new house
12
7
3
9

End of private tenancy
-
-
3
*

Job/college related
6
9
23
9

Wanted better area
6
6
13
6

Crime/fear of crime
1
1
-
1

To get better school
-
1
-
*

Neighbour problems
1
3
3
2

Setting up new household
26
8
3
16

Tenure receiver  family/friends
1
4
-
3

Other personal
2
1
3
1

Other housing
2
5
-
3

           Distance Moved

6.37 The majority of those moving to new-build estates had moved less than five miles from their previous home. This applies to all of the three price ranges which we have been referring to. However, it is apparent that the higher price range had a higher proportion of people moving 50 or more miles (18%) than the other two price groups and a smaller proportion moving between 5 miles and 50 miles. (See Table 6.8)

Table 6.8 
New Build Estates: Purchase Price, Length of residence at previous address and distance moved from Previous Housing


Low price
Medium price
High price
All hholds

Sample No
198
180
40
476

Length of residence at previous address
%
%
%
%

Less than 1 year
39
24
26
31

Between 1 and 2 years
37
49
70
44

Over 2 years and up to 5
20
21
3
20

5 years upward
3
5
3
4







Distance moved





Under a mile
9
9
13
8

1 mile but less than 5
44
43
43
43

5 miles but less than 50
38
38
20
36

50 or more 
8
9
18
10

Don’t know
1
1
8
1

           Search and Choice
6.38 Households were asked where they considered buying a house in addition to the new-build estate that they eventually bought on. The evidence suggests that households buying new dwellings had a focused but wide search behaviour. (Table 6.9)

· Those who bought the low price properties were most likely to have looked at second-hand housing on an established estate (76%) as well as to look at new-build housing - although 60 % in the lowest price range only looked at new estates. 

· Terraced housing in the inner city was the least considered option (30%). 

· Among those moving to medium priced accommodation 61 % only looked at new estates and 83 % looked at second-hand homes on established estates. Out of this group only 7 % looked at terraced housing in the inner city. 

· Among the high priced group none looked at terraced housing in the inner city, 43 % looked at new estates only and 70 % had second-hand houses on established estates.

Table 6.9
New Build Estates: Purchase price and where considered buying 


Purchase Price


Low
Medium
High
All hholds

Sample No
198
180
40
476

Area/Housing considered buying
%
%
%
%

House on new estate only
60
61
43
58

Second hand house on established estate
76
83
70
75

Terraced houses in urban inner city
30
7
-
16

Suburban/outer urban area
35
49
35
40

Price range regardless of area
40
33
43
39

6.39 The implications of this evidence are important: they suggest that there is generally a low inclination to look at inner city housing and that search patterns are largely outside this part of the property market. There was also a relatively low inclination to look at suburban housing.

           Satisfaction with Property

6.40 The great majority of households, irrespective of the price of property they eventually bought, were very or fairly satisfied with their present homes and the majority felt that it was better than their last home. Views about how their property compared with their previous home relate to widely differing circumstances in a previous home. Nevertheless it is significant to note the things that they regarded as most improved in comparison with their previous home: 

· The most commonly referred to elements relate to peace and quiet and this applies to each of the price groups;

· After this the most significant things referred to amongst those in the lowest price group was quality of housing and this was followed by proximity to the countryside/open space, clean environment, traffic, friendly neighbours and people, safety and crime, and access to main roads;

· Amongst those in the medium price group the order of importance after peace and quiet is quality of housing, clean environment, traffic, proximity to the countryside/urban space, safety and crime, friendly neighbours and access to main roads;

· The order of importance amongst those in the high price group is very similar. After peace and quiet the most common references are to quality of housing, clean environment, traffic, safety and crime, access to main roads and proximity to the countryside. 

6.41 Although reference is made by a substantial minority to other factors such as shopping facilities, schools and health services, these are not so commonly referred to, no doubt partly because they relate to the particular circumstances of different age groups and household compositions. In the medium price group village/community atmosphere is more important than access to main roads. In the low price group it has the same importance as access to main roads. It is not seen as so important in the high price group.

           Community Involvement

6.42 In these new-build estates 19% of households felt that they were very or fairly involved with the community and 42% that they were not involved at all. The level of involvement reported was highest amongst those in the high price properties and lowest amongst those in the low price properties. 

           Movement Intentions
6.43 When asked about intentions to move in the next three years, it is households in the low price properties that were more likely to move and those in the highest price properties that were least likely to intend to move. (Table 6.10)

Table 6.10 
New Build Estates, Purchase Price and Movement Intentions 


Low Price
Medium Price
High Price
All households

Sample No
198
180
40
476

Movement intended next three years
%
%
%
%







Yes
28
18
15
22

No
61
77
73
69

Don’t know
11
5
13
9

           Travel to Work

6.44 Travel to work both for the respondent and his/her partner, was predominantly by car. Fewer than 7 % travelled to work by any other means. Journey to work times varied considerably with a substantial minority having journeys of over one hour. Those in the lower price properties were less likely to have these very lengthy journeys to work and were more likely to have journeys of less than fifteen minutes. (Table 6.11).

Table 6.11
New Build Estates, Purchase Price and Travel to Work

Low Price
Medium Price
High Price
All hholds

Sample No
198
180
40
476

Respondent travel to work mode
%
%
%
%







Car/motorbike
79
66
65
72

Bicycle/foot
4
4
-
3

Public transport
4
2
5
4

N/A
13
28
30
22







Partner travel to work mode





Car/motorbike
83
84
82
83

Bicycle/foot
2
3
-
2

Public transport
6
2
5
4

NA
8
11
13
11







Respondent journey to work time





Less than 15 minutes
23
17
13
18

15 minutes - 30 minutes
29
22
23
26

30 minutes - 1 hour
24
19
18
22

Over 1 hour
2
3
5
2

Varies/na
24
39
43
31







Partner journey to work time





Less than 15 minutes
26
18
29
22

15 minutes - 30 minutes
32
24
18
27

30 minutes - 1 hour
20
26
16
23

Over 1 hour
5
6
11
6

Varies/na
16
27
26
22

The indirect effects of new building


6.45 The earlier part of this chapter has set out the characteristics and issues associated with households which have purchased new dwellings. The methodology adopted for this report enables us to also consider the indirect impact of new building. New building within the region provides opportunities for particular groups of households to move and to adjust their housing situation. However, the consequences of their moves are to put other properties on the market or available for letting and to enable a subsequent group of households to move. There are ripple effects working through the housing system set off by new building and the moves to new building. The methodology adopted in this study enables us to look at these wider ripple effects and to consider how far the direct and indirect effects of new building draw in a wider group of households and facilitate moves beyond those described previously. The methodology involved has been set out earlier in this chapter and Figure 6.1. This involves identifying the previous address of households and interviewing the household that has moved into that previous address. There are a range of difficulties in tracing and obtaining interviews and all studies adopting this methodology have a high rate of loss at each stage. Nevertheless they are the best way of obtaining an indicative picture of the wider repercussions of new building. 

6.46 The 476 new dwellings in this study generated a total of 167 interviews at subsequent points in the vacancy chain. There were 102 interviews at addresses, which were vacated by the households moving to new dwellings: (Chain position 1,) 47 interviews without addresses vacated by this group: (Chain position 2) and 18 at the addresses vacated by this group: (Chain position 3). None of the chains proceeded beyond Chain position 3. If we compare the households in all of these vacancy chain positions with households moving to new dwellings, a number of features emerge. The households moving to dwellings in the vacancy chain include a wider range of household types. There are more older households aged 45 and over and in particular more households aged over 60 (Table 6.12). There are more households with lower incomes and without car ownership. 

Table 6.12
New Build Estates: Purchase Price and Household characteristics


All new dwellings
Vacancies created through moves to new dwellings

Sample No
476
167

Age of respondent
%
%





Under 25
7
6

25-44
76
54

45-59
12
22

60 and over
5
18





Car ownership
%
%





No vehicles owned
4
19

1 car
38
49

2 cars
55
28

3 or more cars
3
4

6.47 The households in the vacancy chains tended to have moved more often (Table 6.12). In other respects there were considerable similarities between the two groups. The reasons for moving were similar, being mainly associated with wanting to set up a new household or to buy a house; although more of those in new dwellings wanted to move to a larger house. 

Table 6.13
New Build Estates Purchase Price, Mobility and Reasons for Moving

All new dwellings
Vacancies created through moves to new dwellings

Sample No
476
167

Number of moves in the last five years
%
%

None
-
-

1
72
56

2
12
40

3
8
1

4
4
2

5 or more
2
1

Don’t know
2
1





Main reasons for moving
%
%

Wanted larger home
35
16

Wanted smaller home
2
1

House in bad state of repair
*
*

Cost of house too high
1
1

To buy a house/home
12
10

Wanted a new home
9
7

End of private tenancy
*
2

Job/college related
9
4

Wanted better area
6
9

Crime/fear of crime
1
1

To get better school
*
-

Neighbour problems
2
1

Setting up new household
16
12

To move nearer family/friends
3
4

Other personal
1
6

Investment
-
7

Other 
3
-

6.48 Similar to those moving to new dwellings, the majority of households in the subsequent vacancy chain had moved less than five miles (58% in the vacancy chain compared with 51% for new dwellings). Only 9% of those in the vacancy chains and 10 % of those in the new dwellings had moved 50 miles or more. Both groups were dominated by previous owner-occupiers: (69% of those in vacancy chains and 72% of those in new dwellings). Fewer of those in the vacancy chains had previously lived with their family or friends (5% compared with 12% in new dwellings). 

6.49 These data show that the vacancy chains absorbed a slightly more diverse group, especially in age, but still predominantly recruited locally from previous owner-occupiers. Both groups were unlikely to have considered buying terraced houses in urban or inner city areas (17% of those in vacancy chains; 16% of those in new dwellings). Most strikingly 60% of those moving to dwellings in the vacancy chain said that they had not considered any other location. In this sense their search behaviour was even narrower than those moving to new dwellings. One impression from this data would be of people moving locally when they see vacancies arise as distinct from those who are seeking to trade up to larger houses and are looking at new estates in the locality. 

6.50 The relatively small numbers at different stages in the vacancy chain make it difficult to identify any pattern of movement between the different stages. Models of filtering of households suggest that there would be a systematic pattern which means that the properties are smaller and less expensive as you move down the vacancy chain and the households moving into houses become less affluent as you move down the vacancy chain. This is a model which relates to a trickle-down effect and implies that the movement of more affluent households to newly-built housing creates opportunities for successively less affluent groups through the vacancy chain that is created. 

6.51 The data from this study does not demonstrate any such systematic effect. While none of the new dwellings at the start of the vacancy chains was rented, 23% of dwellings traced through the vacancy chain study were, furthermore, and the tenure of properties at different positions in the vacancy chain is remarkably consistent. The proportion of households in rented accommodation is 23% at each of the vacancy chain positions. There are some differences in relation to dwelling type with a declining proportion of detached properties and a higher proportion of properties priced under £80,000 as you move through the hain. The size of mortgage is also lower as you move through the chain. However, none of these differences are as substantial as would have been expected.  Rather than a systematic filtering process occurring the overall impression is of households adjusting their housing situations to suit their preferences and circumstances, but involved in different strategies and in different trajectories. Some are trading up, some are trading down, and the adjustments obscure any general trend similar to that set out in traditional filtering theory. 

6.52 The overall implications of these data are that newly-built dwellings and the chain of vacancies created by them creates significant opportunities for households to move and adjust their housing in the light of changing requirements.  Although opportunities do arise in the rented sector in the sequence of moves triggered by new building these remain limited and the overall effect is to facilitate movement within the home ownership sector with less than proportionate movement between tenures or within the rented sector. Residential mobility mainly involves owner-occupiers moving in relatively local markets. 

6.53 The indirect impact of new building only affects the pattern of opportunities for households in the rented sector to a limited extent.  While a wider range of age groups and income groups and tenures are included in vacancy chains than in moves to new dwellings, this does not embrace the whole spectrum of households within the community. The pattern of movement and search behaviour is also predominantly local. At the most the impact of new building beyond the edge of the cities will begin to rebound upon the suburban areas of cities but it will not have any major impact beyond that and into inner city and older neighbourhoods.

Recent movers to inner city neighbourhoods

6.54 The survey data related to inner city neighbourhoods was designed to provide a contrasting profile of recent movers to new-build neighbourhoods and to provide evidence on housing in areas with low house prices in the region. We have a composite, artificial zone comprising three different neighbourhoods and in this analysis we join these three together. The analysis presented here will focus largely upon households that moved to these neighbourhoods in the last two years. The intention in this is to identify differences between these households and those moving to new-build estates.

6.55 It is important to emphasise that none of the households in this part of the survey are currently living in the social rented sector. We are comparing the older private sector housing in inner city areas with private sector new-build estates on the edge of the City and beyond. 

6.56 The study of inner city neighbourhoods was carried out in three areas: one each in Coventry, Wolverhampton and Birmingham. The areas were selected because they all included a high proportion of older, terraced property, which was private sector housing, private renting or home ownership and evidence on house prices and other data suggested that there were problems relating to demand. 

6.57 In the case of in these older areas Market Research U.K. Ltd. was provided with a geographical boundary and interviews were conducted within that boundary with households in older properties (i.e. excluding any modern infill properties). The fieldwork was organised to ensure that properties in the private rented sector as well as the owner-occupied sector were identified and that recent movers as well as long-established residents were identified. 

6.58 These were not selected to be uniformly the areas with the greatest problems of low demand. In these areas we were concerned to identify a high proportion of households which had recently moved house and the interviewers were set a quota to achieve a high proportion of movers.

6.59 The achieved sample then is not a representative sample, but a sample which includes a disproportionate number of movers. The method of identifying areas and addresses does not lead us to believe that there is any particular bias built into the sampling method and we would regard the results as being indicative of households moving into these areas to buy or to rent. In the analysis of the data we will make little reference to the total sample as this is not representative, but rather we will refer particularly to recent movers to the area. The total number of interviews completed in the three areas selected was 537.  Of these 166 households had been living in the area for less than 2 years. 


           Dwelling Type and Price

6.60 Inevitably the properties that we are talking about in the inner city have a very different profile than the peripheral new-build sector. None of those associated with recent movers are detached properties and 88% are terraced properties. 94% of them are priced below £40,000. (See Table 6.14)  42% of the properties have a garden and an additional 54% a patio or yard. These are smaller properties with 53% comprising one or two bedrooms and only 2% having 5 or more bedrooms.

Table 6.14  
Inner City Areas: Residence Groups, Dwelling Types, House Price and Size of Mortgage

Recent Movers
Owners with a mortgage
Renters
All households

Sample No
166
150
179
537

Dwelling type





Detached
-
-
-
-

Semi detached
8
11
8
10

Terraced
88
87
87
87

Flat or maisonette
3
-
4
2

House price





Under £40,000
52
150
-
358

£40,000-£59,999
94
92

88

£60,000-£79,999
4
5

6

£80,000-£99,999
-
-

*

Not stated
2
3

6

Size of mortgage





Under £10,000
1
6

2

£10,000-£19,999
6
44

12

£20,000-£39,999
16
45

13

£40,000-£47,000
-
2

1

Over £47,000
-
-

-

Not stated
1
3

1

N/a
77
-

72

           Household Characteristics

6.61 The largest group of recent movers is in the age group 25 to 44, but 20% are aged under 25. There is a relatively low level of vehicle ownership, with 61% of households having no vehicle and 33% having one car. The dominant household types are two parent families, single adults and two adults. This suggests that some of them are at an earlier stage in the family life cycle than the low price group in the new-build estates. (Table 6.15)

Table 6.15
Inner City Areas Residence Groups and Household Characteristics


Recent Movers
Owners with a mortgage
Renters
All households

Sample No
166
150
179
537

Age of respondent
%
%
%
%

Under 25
20
9
18
10

25-44
59
68
54
46

45-49
15
17
17
18

60 and over
5
6
11
25







Car ownership





No vehicles owned
61
29
71
51

1 car
33
57
21
40

2 cars
5
15
7
8

3 or more cars
1
-
1
1







Household type





Single Adult
22
7
18
10

Two adults
20
15
18
14

Three or more adults
5
9
7
8

Single pensioner
2
1
6
11

Pensioner couple
2
3
4
7

One parent family
19
8
19
9

Two parent family
27
51
25
29

Large family household
2
6
3
12

6.62 Again, the income data is affected by high non-response rates, but the majority of those providing income data had a household income of below £10,400 per annum. This is very significantly different from that in the new-build estates. None of the recent movers to the inner city area had rent or mortgages in excess of £499 per month and the majority of those responding were paying less than £300 per month. 

           Moving House and Area

6.63 A minority of households in the group had moved house a number of times. More than one in three had moved at least twice in the previous five years. The main reasons for moving related to wanting a larger house (23%) and to new household formation (22%). The next most important consideration was because their previous house was in a bad state of repair (11%). Most of this group had previously been in rented accommodation, 42% with a private landlord, and only 19% had previously been owner-occupiers. This compares with 33% who were private tenants and 67% home owners in their present accommodation. (See Table 6.16)

6.64 The majority of people had moved a distance of less than 5 miles (75%) from their present home. Only 5% of people had moved 50 miles or more. 

Table 6.16
Residence Groups in Inner City Areas: Previous Housing


Recent movers
Owners with a mortgage
Renters
All Hholds

Sample No
166
150
179
537

Length of residence at previous address
%
%
%
%

Less than 1 year
63
14
43
20

Between 1 and 2 years
37
16
21
12

Over 2 years and up to 5
-
12
13
11

5 years upward
-
58
23
57







Previous tenure





Outright owner
6
6
2
14

Home owner with mortgage
13
31
6
15

Rented from council
16
12
17
14

Rented from housing association
4
3
4
3

Rented from private landlord
42
18
55
30

Lived with family/friends
8
15
7
11

Other
10
15
9
14







Distance moved





Under a mile
27
19
28
25

1 mile but less than 5
48
45
46
48

5 miles but less than 50
20
22
18
17

50 or more 
5
9
6
7

Don’t know
1
4
2
2

Search Behaviour

6.65 The search behaviour of recent movers to inner city neighbourhoods appears to have been very different than of those moving to new dwellings. Only 11% of those moving recently considered buying a house on a new estate outside the urban area and few looked at suburban or outer urban areas. Terraced housing in the inner city was the most commonly considered type of housing. 

           Community Involvement

6.66 The majority of recent movers to inner city neighbourhoods stated that they were not involved in their community at all (68%) and only 13% said that they were very or fairly involved.

            Movement Intentions

6.67 Thirty-two % of recent movers to inner city neighbourhoods intended to move in the next three years.  This high rate of potential movement, when alligned with demographic patterns such as the high standard mortality ratios in these parts of the region implies a significant future level of population turnover in these areas.

           Travel to Work

6.68 The dominant mode of transport to work was by car but a majority of recent movers travelled to work either by public transport or by bicycle or on foot. Only 1% of recent movers had journeys to work of more than one hour and only 14% of respondents and 19% of their partners had journeys of between thirty minutes and one hour.

           Conclusions: different circumstances or different places? 

6.69 The survey data presented above suggests two significant differences between the groups that we are looking at. 

· The first relates to household circumstances 

· The second relates to search behaviour and areas of residence. 

6.70 At the same time there are similarities in terms of distances moved. 

· It would appear that households buying in the inner city are at an earlier stage in the family life cycle. 

· They are younger, they have lower incomes, they have less well-established previous housing histories. 

· This fits with a straightforward view that different parts of the housing market perform different roles and that people graduate from one to another. 

· From the data presented here we could imagine that households who rent or buy in the inner city will subsequently move to a lower priced newly-built house and then move to higher priced larger housing at later stages in their careers. 

· Not every household will do this in quite the same order and follow the same pathway, but there will be a general tendency for a progression of that nature. 

6.71 Following this suggestion that we have a progression through the life cycle the important considerations for policy are about the extent to which the evidence suggests that in order to pursue housing careers of choice, people move out of the city to edge of city and rural neighbourhoods. This is consistent with evidence about differential migration and hollowing out of the older urban parts of the region. It would suggest a tendency for the types of housing that people seek to obtain at different stages in their household life cycle only to be available in different parts of the city. Either people forego and limit their housing choices or they move out of the city. There is an important policy question about how far housing pathways can be pursued successfully within neighbourhoods that they are familiar with. 

6.72 Having said this, it is important to consider a second interpretation of the data. This is that rather than demonstrating a progression through the life cycle, the evidence presented suggests that there are quite different markets operating within the region and these are not very well connected. Some of the evidence presented strongly suggests this interpretation. 

· The picture of search patterns suggests that people are looking in different places for different things. 

· The differences in age and family cycle circumstances between the low house price market group and the inner city group is not so dramatic as to explain the very different patterns of enquiry that are reported. 

· At the same time there are differences in income and occupation and benefit dependency which suggest we are not simply not looking at people at different stages in the life cycle but rather at people with different life chances.

· In addition to the evidence about patterns of search behaviour, evidence about the short distances of movement suggests limited movement directly from the core of the conurbation to the periphery. This is consistent with evidence from other studies. Most households in all of the groups referred to above have moved relatively short distances. There are long distance migrants, especially among higher income groups, but the market is dominated by people who pursue relatively localised housing careers. This begins to make sense of the evidence about differences in search behaviour.

6.73 Rather than a progression through the family life cycle with people spending a period of their lives in the inner city and then moving to suburban or out of city neighbourhoods (differential migration), the evidence suggests segregated or separated housing careers. Some of these housing careers are carried out in the inner city and some are carried out in peripheral and edge-city neighbourhoods. This is not to deny that there is some movement between the two, but the dominant reason for different social profiles between the two parts of the city is less to do with differential migration than to do with lack of migration. Residential mobility is local rather than longer distance.

6.74 The increasing differences between different parts of the sub-region or the region are then as likely to be explained by the different resources, family and otherwise, associated with different localities and the relatively limited movement between them. The implications of this kind of perspective for policy are quite different than was discussed before. 

6.75 It is probably wisest to assume that there are elements of both of these processes at work, although the lack of mobility between parts of the region is more striking than differential migration. 

6.76 The data presented in this report provides some important new elements for discussion about the regional housing market in the West Midlands. Much of what has been presented is consistent with that from studies of other regions.

· New house building in the more attractive non-urban parts of the region is not predominantly bought by people moving long distances and moving from the city;

· It is not bought by people moving from the social rented sector;

· Such new building principally increases the range of choice available to local households. This includes newly forming households but it also includes older households that already have satisfactory housing, trading down in the housing market;

· It is because of this pattern that it is important to know whether the indirect effects of new building are different than the direct effects and contribute to relieving pressure and meeting housing need in the core areas of the city and areas of overcrowding and deprivation;

· One assumption would be that there is a direct contribution to meeting need as a result of people moving to new dwellings. But this does not appear to be true on any significant scale;

· A second assumption would be that there is a trickle down effect where the increased supply begins to have an effect on all sections of the population in some way. Again, there is no evidence that this works to any extent. Any trickle down effect is largely absorbed before it moves out of the local area in which the new building is occurring. There is very little evidence of households from inner city areas - of black and ethnic minority groups, of lone parent families - benefiting directly or indirectly from this pattern of new building. 

6.77 Some of the longer-term implications of these data merit further comment. The hollowing out of the centre of older urban areas is associated with the relocation of employment opportunities as well as housing. The new residential neighbourhoods are more modern. They score very differently in terms of their attractiveness and the problems that are associated with them than do older, declining neighbourhoods. This does not mean that they necessarily score higher than all urban areas. The data presented here relates to older areas in which there are problems with the local market and not inner city neighbourhoods generally. 

6.78 Nevertheless, the implications are that sustainable housing markets are developing on the urban fringe and that the continuing demand for housing in these areas will be generated locally. The households moving to these areas include high proportions of families with children and the services which are needed by these types of households will develop on the urban fringe. These markets will not require continuing migration to maintain their viability, but in time will become largely self-supporting through the population and communities, which live there. The next generation of newly forming households is likely to look locally at housing opportunities in these familiar neighbourhoods and the neighbourhoods where there are job opportunities for them rather than to look back to the older, declining neighbourhoods. In this sense it is not continuing differential migration which will be required in the future to maintain these neighbourhoods, rather they will become self-sustaining.

6.79 The challenge for the neighbourhoods in decline and those where the popularity of housing has already fallen is that the existing population is unlikely to generate sufficient demand to sustain these neighbourhoods. Many of those obtaining housing in these areas will do so in the private rented sector and will plan to stay in the area for relatively limited time periods. The pool of local households and newly-forming households may prove insufficient to sustain demand. The logic of this position is that unless the demand for properties in these areas includes some demand generated externally, there will be increasing problems of housing market failure, declining house prices, high turnover, high levels of voids and so on. The external demand is not clearly being generated by the attractiveness of properties or neighbourhoods and because of the possibilities of commuting and the relocation of employment the areas are no better placed to attract people because of their proximity to city centres than other areas. 

6.80 The direct competition between these older neighbourhoods in decline and the new, affluent urban fringe is likely to become starker. Their decline will no longer be attributable mainly to differential out-migration but rather to a lack of in-migration associated with insufficient locally generated demand. What local demand there is also likely to discriminate between neighbourhoods, which are within their broad territories of choice, but which are the more attractive neighbourhoods of this kind. Selection of housing by those who wish to live in inner neighbourhoods will result in even greater unevenness in demand and attractiveness of these inner neighbourhoods. In some cases a downward spiral will occur which will mean that neighbourhoods, which hitherto have been regarded as acceptable, are no longer popular. 

6.81 The long-term policy challenge will be one associated with low demand in parts of the older inner areas and the need to develop housing and other services in a way which will attract households which are moving longer distances anyway - perhaps in association with jobs. This involves attracting some of those who otherwise would choose to live in the outer fringe areas as well as some of those who would have chosen to live locally if there were sufficiently attractive opportunities within the inner city. This latter group may well be less significant than the previous two in a strategy for regeneration and revival of urban areas which are experiencing severe decline.

7
CONCLUSIONS AND RECOMMENDATIONS


Conclusions

7.1 The West Midlands housing markets are characterised by their diversity.  The North Staffordshire area, with its decline of heavy industry and weak market for terraced housing has many of the characteristics of declining markets in the North West of England.  Conversely the area to the south of the Birmingham/Black Country conurbation has similar price structures and affordability issues as the South East region which it adjoins.  This part of rural England itself, is highly differentiated from rural areas to the West and North of the region where areas of high and low prices can co-exist along with the social polarisation which occur where there are extremes of income and wealth.
7.2 Clearly therefore, there will be no single set of solutions to these issues, different approaches; timescales and delivery vehicles will have to be developed, frequently at a sub-regional level to be effective.  What is clear, however, is that local authorities and RSLs will have to develop a much clearer understanding of the interdependence between neighbourhoods, urban areas, and the rural-urban interface.  Examples of this can be seen in the Black Country, which is affected both by decentralisation, and a complex relationship between sub-housing markets which do not conform to local authority boundaries.  This complexity in the operation of local housing markets is one explanation for the fact that investment from Estate Action, City Challenge and the ADP has been more likely to fail in this sub-region than anywhere else in the West Midlands.  Similarly, the problems associated with affordability in the South of the region are related to the decentralisation of more affluent groups from the conurbation over a thirty year period.  Any strategy to provide affordable housing in this area will need to dove-tail with policies designed to prevent further decentralisation in future.  The remainder of this report sets out a series of recommendations which attempt to address these issues.
Recommendations

7.3 The conclusions of this report have implications for the way in which housing investment is targeted as well as regeneration policy, planning and a number of thematic housing policy issues such as partnership and the ethnic minority housing market.  These issues are addressed in turn below.

Targeting housing investment

7.4 Housing investment strategies have in the past often been targeted at particular tenures or estates without the detailed market intelligence necessary to safeguard the resources, which have been committed.  Rescuing one area can have a spillover effect on adjacent neighbourhoods; potentially these impacts could be positive or negative depending on local market circumstances.  

7.5 Housing investment strategies will have to adjust to the changing structure of the housing market and seek in the future to proactively shape provision to balance growth and affluence with need and the wider social good.  This will require a greater emphasis on multi-tenure analysis and solutions, crossborder co-operation between housing authorities and sound market analysis.  This research also indicates that analysis and resources have to be deployed at different spatial scales within a diverse region such as the West Midlands.  The recommendations relating to spatial targeting are listed below.

Market Renewal Areas

7.6 There are a number of localities where the problems associated with failing housing markets are widespread and an area based approach to regeneration and renewal will only prove to be sustainable within a wider framework of action to restructure the local housing market.  There are three local authority areas which are exhibiting housing market weaknesses which are geographically widespread, require a long term partnership approach, and are in need of interventions targeted at much larger areas than is currently possible using existing regeneration programmes.  These areas are:

East/North Birmingham

7.7 This predominantly terraced multi-tenure area has been supported by considerable urban renewal expenditure during the 1980s.  However, despite these interventions levels of unfitness remain high, in small areas prices are falling and RSL rehab property is experiencing high rates of turnover.  This market will need to be progressively restructured if aspirational groups from the area’s ethnic minority community are to be retained in the future.

Stoke on Trent

7.8 The core of the City of Stoke on Trent contains the weakest urban owner occupied market in the West Midlands.  Prices are uniformly low with decline tending to be chronic rather than acute.  Few areas are in danger of immediate collapse, however without a significant investment of resources and a proactive approach the local housing market will eventually pass a threshold and enter crisis.

Sandwell

7.9 This area is now classified as the most deprived within the region and has suffered consistently from population loss and an exceptionally poor environment.  Not surprisingly therefore, it is also the area which has experienced the most acute neighbourhood difficulties with abandonment traditionally occurring in the South of the Borough in West Bromwich, Oldbury and Smethwick.  However the North of the borough now also gives cause for concern because of its huge concentrations of social housing and its demography.

Multi-tenure/area based strategies

Wolverhampton, Walsall, Coventry, Dudley

7.10 The pattern of neighbourhoods at risk in these localities is more adaptable to the current regeneration framework created by the current government.  These local housing markets have become highly polarised with clusters of declining neighbourhoods being located either adjacent to commercial centres or being located on the periphery of the urban form.  Surplus and poor quality housing need to be addressed in these areas as part of an integrated approach which addresses the needs of all tenures (including Right to Buy) and predicts and accommodates the spillover affects on adjacent neighbourhoods.

Peripheral estates

7.11 Some of the region’s most marginal social housing exists on the periphery of the older urban towns and cities.  Many of these estates were built to service factories or coal mines that have now closed.  This process of employment market change is frequently leaving low income communities geographically isolated from new employment opportunities which are frequently adjacent to transport infrastructure or in the central business district.  The provision in many of these localities may have to be downsized and prior to any comprehensive regeneration activity housing providers should be convinced that the estate will continue to have a reasonable function within the local housing market.

Coalfield issues

7.12 The mapping of areas at risk highlighted neighbourhoods in both the North Staffordshire and Warwickshire coalfields as potentially problematic.  These areas have particular problems relating to health and the environment, however they also have the potential to suburbanise a process already underway in the North East.  There is a need to share good practice between local authorities in the East and West Midlands when designing strategies for these areas.

Rural issues

7.13 The rural West Midlands is characterised by its diversity and therefore developing typologies which can assist the development of investment frameworks at a regional level is inherently difficult.  Nevertheless three spatial issues have arisen during the course of this research, which have policy dimensions.  These issues are addressed in more detail below.

The high house price corridor

7.14 This corridor lies to the South of Birmingham and extends over thirty miles to the border of the South East region and to the Malvern Hills.  The outward migration of affluent commuters combined with the decentralisation of employment aligned with motorway corridors has created a high value housing market which is not within reach of lower income communities.  Affordability is a real issue, and this high demand area has a limited supply of land to meet the social new-build requirement.  The long lead time to secure and develop social housing sites suggests that any significant new-build investment will have to be back-loaded.  The local authorities, Housing Corporation and Advantage West Midlands should, in the short-term collaborate to identify potential new-build sites that are aligned with new employment opportunities.

The rural west

7.15 This area lies to the West of the Malvern Hills and Shrewsbury.  This zone contains few very high house price areas and a number of low priced areas based in Hereford, Leominster and South Shropshire.  This area also contains the most significant concentrations of deprivation within the rural West Midlands. The economic restructuring which has occurred in this area is significant, however the areas has not benefited from the increases in consumer expenditure generated by migration from the conurbation.  A key component of a housing strategy for this area would be to link housing and transport policies with the employment regeneration potential of the Market Towns.

North Shropshire

7.16 This area exhibits low house prices, falling waiting lists for social housing and void rates in the private sector.  This cluster of local authorities contains the weakest rural housing markets.  Further research would be necessary to determine the causes of this weakness, however its peripherality and poor transport communications are likely to be significant.

Medium sized towns

7.17 This research has also identified that there is a range of issues associated with the ring of towns around the West Midlands conurbation.  There are a variety of circumstances in these towns and different issues are associated with them.  Although the economies of these towns are strongly linked to the conurbation, their residential patterns are not all as closely linked.  There are issues of high and low incomes in the new towns of Redditch and Telford. There are issues of pressure of demand in Worcester and Hereford but different issues associated with the relative remoteness of Hereford.  The most intense inner area decline appears to be associated with Burton on Trent.  All of these towns merit some more direct research attention to understand better the dynamics of their housing markets but in view of the patterns of house price change, the need for this kind of analysis is greatest in Burton on Trent.

Regeneration policy

7.18 The economic factors, which are influencing the demand for housing, include the fall in unemployment, the rise in dual income households, rising affluence and improved access to employment centres.  The Regional Development Agency welcomes all of these positive indicators, however the evidence suggests that where local economic restructuring speeds up, a similar restructuring of local housing markets also becomes necessary.  There needs therefore to be a closer integration between the Employment Regeneration Zones developed by the RDA and the housing restructuring strategies developed by local housing agencies.

7.19 Additionally, the New Deal for Communities programmes at Blakenhall/All Saints, Greets Green and Kings Norton all feature within the areas at risk of changing demand.  Proposals for each of these target areas need to be integrated within a wider housing market analysis.

7.20 The introduction of the Neighbourhood Renewal Fund also provides local authorities with the funding to develop urban management frameworks for areas at risk from changing demand.  In some cases this fund should be used to provide the additional service support necessary to manage a neighbourhood in decline.

Planning

7.21 The methodologies currently used by planners to estimate housing need are not particularly sensitive to aspirational change or the concept of obsolescence.  Additionally without long term certainty in relation to clearance and land release, they have a difficulty in factoring public sector intervention into the RPG process.  This means that the effective operation of the Plan, Monitor and Manage approach is critical to integrating housing and planning strategies.  Planners should therefore:

· Agree a ‘core’ set of housing indicators, which can monitor housing market change;

· Consider a non-statutory designation of housing sites with the following categories;

· sites which have a local demand;

· sites which will draw population from across the district;

· sites capable of capturing sub-regional household growth;

· sites of regional significance.

7.22 By designating sites and monitoring new occupants it will be possible to develop a view about the impact of land release on the local housing market.

7.23 The proposal to release sites on a sequential basis should take account of existing housing land which contains a significant number of voids.  Once a critical threshold is reached an existing housing area should be added to the medium term land bank so that development can occur on a balanced portfolio of redundant industrial and housing sites.

7.24 The Housing Corporation and the Local Government Association should encourage the development of sub-regional housing and planning forums which would encourage the development of a policy dialogue between housing and planning professionals.

Thematic issues

Quality local partnerships
7.25 The task of renewing housing markets is extremely complex in a fragmented urban/rural environment.  The development of quality strategic housing partnerships will be necessary to enable:

· the development of local supply demand data bases;

· pooling of marketing information;

· the development of leading indicators to enable early warnings of decline;

· the co-ordination of investment or disinvestment decisions;

· the joint commissioning of research

Sub-regional strategic partnerships 

7.26 These already exist in Coventry and North Staffordshire where conurbations are more expansive than the principal city’s boundaries.  There is a case for a similar Black Country partnership which would be focused on the areas particular problems relating to: land reclamation; the improvement of environmental corridors; non-conforming industrial/housing uses; prevention of population loss and restructuring the housing market for the areas growing ethnic minority population.

The needs of ethnic minority communities. 

7.27 The future of much of the pre-1919 housing stock in the core of the conurbation is critically dependent upon the growth and retention of the ethnic minority community.  The demographic growth and inward migration of these groups is the main reason why this segment of the housing sector has not experienced the widespread housing market failure which is a feature of the inner-core of Liverpool and Manchester/Salford.  Further research and strategy development is required if the market for housing in neighbourhoods, which are attractive to ethnic minority communities, is to be protected.  This will necessitate a pro-active approach to restructuring which seeks to preserve the sunk investment in community, regions, and commercial facilities which have been made by these groups over the last forty years.

APPENDICES

APPENDIX 1 


Index Of Multiple Deprivation: Select ED Statistics

Table A1.1
Index of Multiple Deprivation (IMD): West Midlands wards in the highest ranking 5 % of wards in England (DETR, 2000)
LA Name
Ward Name
IMD Score
Rank of IMD

Birmingham
Aston
76.0
27

Birmingham
Sparkbrook
75.1
33

Sandwell
Soho and Victoria
69.4
92

Walsall
Blakenall
69.3
93

Stoke-on-Trent
Brookhouse
68.0
113

Birmingham
Small Heath
68.0
114

Birmingham
Nechells
66.0
144

Birmingham
Soho
65.3
159

Coventry
Foleshill
64.4
182

Birmingham
Washwood Heath
64.1
186

Walsall
St. Matthew's
62.5
222

Birmingham
Handsworth
60.8
253

Walsall
Birchills Leamore
59.5
277

Sandwell
St. Pauls
59.3
282

Wolverhampton
East Park
58.5
296

Wolverhampton
St. Peter's
57.8
316

Coventry
St. Michael's
56.9
335

Birmingham
Sparkhill
56.7
343

Birmingham
Ladywood
56.6
346

Wolverhampton
Heath Town
56.6
348

Walsall
Pleck
56.5
350

Sandwell
Greets Green and Lyng
56.4
351

Sandwell
Friar Park
56.4
353

Birmingham
Shard End
56.4
354

Sandwell
Smethwick
54.7
398

Sandwell
West Bromwich Central
54.6
407

Solihull
Chelmsley Wood
54.5
418

Wolverhampton
Ettingshall
54.5
419

Walsall
Darlaston South
54.4
421

(Source: DETR, 2000)

Table A1.2
Income poverty: West Midlands wards in the highest ranking 5 % of wards in England

LA Name
Ward Name
IMD Score
Rank of IMD

Birmingham
Sparkbrook
63.2
10

Birmingham
Aston
62.5
12

Sandwell
Soho and Victoria
59.6
28

Birmingham
Nechells
57.3
54

Birmingham
Small Heath
57.0
56

Birmingham
Washwood Heath
55.8
72

Wolverhampton
Low Hill
54.4
87

Birmingham
Soho
53.8
91

Walsall
Blakenall
52.5
113

Birmingham
Handsworth
51.6
133

Walsall
St. Matthew's
50.1
164

Coventry
Foleshill
49.9
173

Birmingham
Sparkhill
47.9
212

Sandwell
St. Pauls
47.1
228

Telford and Wrekin
Woodside
45.3
275

Birmingham
Kingstanding
45.3
278

Wolverhampton
Heath Town
45.2
282

Wolverhampton
St. Peter's
45.0
287

Birmingham
Ladywood
44.2
317

Sandwell
Greets Green and Lyng
43.9
326

Sandwell
Smethwick
43.9
331

Wolverhampton
East Park
43.7
337

Solihull
Chelmsley Wood
43.5
345

Coventry
St. Michael's
43.4
347

Wolverhampton
Ettingshall
43.2
357

Walsall
Palfrey
42.4
390

Stoke-on-Trent
Brookhouse
42.3
396

Walsall
Birchills Leamore
42.2
403

Birmingham
Shard End
42.2
404

Wolverhampton
Bilston East
41.9
414

(Source: DETR, 2000)

Table A1.3
Employment poverty: West Midlands wards in the highest ranking 5 % of wards in England

LA Name
Ward Name
IMD Score
Rank of IMD

Birmingham
Sparkbrook
35.4
32

Birmingham
Aston
32.6
66

Stoke-on-Trent
Brookhouse
27.9
183

Birmingham
Nechells
26.9
226

Birmingham
Ladywood
26.9
228

Sandwell
Soho and Victoria
26.5
257

Walsall
St. Matthew's
26.3
263

Coventry
Foleshill
26.0
279

Birmingham
Small Heath
25.9
283

Birmingham
Soho
25.8
289

Walsall
Blakenall
25.7
294

Birmingham
Handsworth
25.6
297

Birmingham
Washwood Heath
25.4
310

Wolverhampton
St. Peter's
25.2
321

Birmingham
Sparkhill
24.9
343

Wolverhampton
Heath Town
24.7
349

Coventry
St. Michael's
24.1
385

(Source: DETR, 2000)

Table A1.4
Child Poverty ward rankings: West Midlands wards in the highest ranking 5 % of wards in England

LA Name
Ward Name
IMD Score
Rank of IMD

Birmingham
Aston
79.8
22

Sandwell
Soho and Victoria
77.0
49

Birmingham
Nechells
74.9
71

Birmingham
Sparkbrook
74.5
74

Wolverhampton
Low Hill
72.3
104

Walsall
Blakenall
71.1
124

Birmingham
Washwood Heath
69.8
145

Birmingham
Small Heath
69.6
152

Birmingham
Handsworth
69.1
165

Birmingham
Soho
68.7
171

Coventry
St. Michael's
68.1
183

Walsall
St. Matthew's
66.1
221

Telford and Wrekin
Woodside
66.1
222

Birmingham
Ladywood
65.5
234

Wolverhampton
Ettingshall
64.4
269

Telford and Wrekin
Arleston
63.9
284

Wolverhampton
East Park
63.8
287

Sandwell
St. Pauls
62.5
342

Stoke-on-Trent
Brookhouse
62.0
360

Telford and Wrekin
Malinslee and Langley
61.3
385

Wolverhampton
St. Peter's
60.9
398

Birmingham
Sparkhill
60.8
401

Solihull
Smith's Wood
60.7
404

Lichfield
Chadsmead
60.4
411

(Source: DETR, 2000)

Table A1.5
Housing deprivation: West Midlands wards in the highest ranking 5 % of wards in England

LA Name
Ward Name
IMD Score
Rank of IMD

Birmingham
Sparkbrook
2.7
13

Birmingham
Small Heath
2.7
14

Birmingham
Sparkhill
2.5
32

Birmingham
Nechells
2.4
40

Birmingham
Soho
2.4
44

Birmingham
Aston
2.4
56

Birmingham
Handsworth
2.3
66

Birmingham
Washwood Heath
2.3
68

Coventry
Foleshill
2.2
98

Sandwell
St. Pauls
2.1
118

Walsall
Palfrey
2.0
136

Birmingham
Sandwell
1.8
230

Wolverhampton
St. Peter's
1.8
239

Wolverhampton
Low Hill
1.8
289

Sandwell
Soho and Victoria
1.7
303

Walsall
St. Matthew's
1.7
305

Walsall
Birchills Leamore
1.7
326

Walsall
Pleck
1.7
329

Walsall
Blakenall
1.7
333

East Staffordshire
Uxbridge
1.6
381

Wolverhampton
Blakenhall
1.6
380

(Source: DETR, 2000)

Table A1.6
Education deprivation: West Midlands wards in the highest ranking 5 % of wards in England

LA Name
Ward Name
Domain Score
Rank  

Walsall
Blakenall
2.63
11

Wolverhampton
Low Hill
2.60
13

Walsall
Birchills Leamore
2.49
19

Stoke-on-Trent
Brookhouse
2.35
28

Walsall
Brownhills
2.30
37

Sandwell
Greets Green and Lyng
2.23
46

Walsall
Willenhall South
2.22
48

Sandwell
Friar Park
2.12
70

Birmingham
Shard End
2.04
84

Walsall
Bentley and Darlaston North
2.01
91

Walsall
Darlaston South
2.01
94

Wolverhampton
Bushbury
1.98
102

Sandwell
Soho and Victoria
1.94
113

Sandwell
St. Pauls
1.92
122

Sandwell
Tipton Green
1.90
126

Rugby
Newbold
1.89
131

Solihull
Kingshurst
1.87
141

Dudley
Brockmoor and Pensett
1.85
149

Sandwell
Princes End
1.83
154

Walsall
Pleck
1.83
157

Sandwell
Oldbury
1.82
164

Stoke-on-Trent
Norton and Bradeley
1.80
171

Solihull
Smith's Wood
1.79
175

Wolverhampton
East Park
1.79
178

Sandwell
Great Bridge
1.77
183

Solihull
Fordbridge
1.75
193

Sandwell
Tividale
1.74
199

Birmingham
Bartley Green
1.73
206

Stoke-on-Trent
Great Fenton
1.73
209

Solihull
Chelmsley Wood
1.71
216

Wyre Forest
Oldington and Foley Park
1.67
235

Sandwell
Rowley
1.66
243

Sandwell
West Bromwich Central
1.65
247

Birmingham
Small Heath
1.64
255

Birmingham
Aston
1.63
259

Sandwell
Hateley Heath
1.62
266

Sandwell
Langley
1.61
271

Worcester
St. John
1.60
281

Walsall
Bloxwich West
1.59
289

Newcastle-under-Lyme
Holditch
1.56
311

Walsall
Short Heath
1.53
326

Tamworth
Stonydelph
1.53
327

Newcastle-under-Lyme
Chesterton
1.52
337

Stoke-on-Trent
Chell
1.50
358

(Source: DETR, 2000)

Table A1.6
Education deprivation: West Midlands wards in the highest ranking 5 % of wards in England (cont..)

LA Name
Ward Name
Domain Score
Rank  

Sandwell
Smethwick
1.50
366

Dudley
Brierley Hill
1.49
373

Coventry
Holbrook
1.49
379

Telford and Wrekin
Brookside
1.48
390

Coventry
St. Michael's
1.46
403

Malvern Hills
Tenbury Town
1.46
410

Stoke-on-Trent
Burslem Central
1.45
412

APPENDIX 2

Calculating average scores for adjacent areas

The ‘areas at risk index’ were calculated by comparing all adjacent or intersecting enumeration districts index scores.  We used this technique in order to capture the dimension of ‘monolithic’ provision of tenure and dwelling types.  To illustrate the principles of this technique Figure A1 shows part of the ED map of Anfield (Liverpool) overlaid on to an Ordnance Survey street plan for the area.  From the street plan it is clear that the dwelling characteristics are similar within all the EDs highlighted on the map.  The ED labelled ‘BYFD15’ is adjacent to 5 other EDs.  To compute a nearest neighbour score for this ED, its own score together with the 5 adjacent EDs is averaged.  In turn each ED is compared to its nearest neighbour until a complete set of adjacent (paired) scores is computed.  The result is more indicative of hot and cold spots in the housing market and the beginning and ending of concentrations of housing market failures and opportunities.

Figure A1
Calculating average scores for adjacent areas
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Calculating average scores for adjacent areas
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� Care has to be taken in interpreting these increases as each of these local authorities have also experienced significant increases in vacancies.


� The ILD departed from the ILC by summing together only the positive values of the index.  As the DETR note in the ‘1998 Index of Local Deprivation: A Summary of Results’ “..as the index is an index of deprivation rather than an index of affluence it is counterintuitive that positive values, i.e. deprived, on some indicators are cancelled out by good conditions …” (DETR, 1998, p7.).





� People not in receipt of housing benefit were selected because other research indicates that the likelihood of households leaving the sector is greatest among those in employment.
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