4 Estimating Housing needs in Nottingham
4.1  Approach and methodology

The study of the Nottingham housing market and needs assessment was carried out
based on data obtained using techniques of ‘data mining’ and ‘knowledge
development in databases’ (KDD), with Geographical Information System (GIS)
mapping of the findings. These techniques involve extracting data from operational
databases such as the Council Tax system, Planning records, Environmental Health
service requests, the Housing Register, Voids and Lettings, Travel Pass applications,
and so on.

The estimates consider the whole housing market, not just the requirement for
affordable housing. This includes access to owner occupation and moving and
migration patterns, and how the housing market may change and develop in the
future.

The method for making the numerical estimates is broadly based on the @asic
Needs Assessment Model@n @ocal Housing Needs Assessment: a guide to good
practice©DETR, 2000. Pages 23 - 24. However, this model does not fully address
some elements of the housing market that clearly have an effect on the balance
between need, demand and supply, such as private rented lettings and equity, and
further factors and interactions have been built into the model where possible.

The model has been translated into an interlinked spreadsheet model, which allows
rapid adjustment of most of the variables. Some inputs must of necessity be a matter
of judgement from a range of values, and yet these can have a marked effect on
outcomes. So, for example, the entry level house price and loan to income mortgage
ratio can make very large differences to the resulting numbers of households
assessed to be in need of affordable housing, but these are factors which can vary
widely depending on individual circumstances. Averages can be used, but these will
often fail to capture the capabilities of lower income households to find and afford
housing.

Data extraction depends very much on corporate co-operation. Large amounts of
raw data can be extracted, covering well over 90% of the population and households
in the city. However, it must always be remembered that these computer systems
are primarily for operational purposes, and that the data within them may be distorted
or dirty in various ways, so that care needs to be taken in cleaning and interpreting
the results. Thanks are given to all staff of Nottingham City Council and other
organisations that helped in finding, extracting and providing data and the context to
interpret it.

4.2  Estimates of housing need

4.2.1 Moving households

The Council Tax database holds some 121,000 accounts for households which may
be liable for Council Tax. Around 29,000 of these were ended in 2001. This may be
due to the household leaving, to death of the householder, or to a number of other
administrative changes, so that the total is actually well in excess of the total of
moving households.
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Using the property reference number the overall total can be aggregated so that
each property appears only once. The resulting total therefore strips out all multiple
changes, whether these are due to actual multiple moves, or to sequential
administrative changes.

This gave some 19,612 households that had at least one change on their Council
Tax accounts which indicated that this household had moved or died in 2001.
Database records indicate that just over 1,000 properties had changes due to long
term major works, death, leaving to receive or give care, or going to prison. (See
Table 17).

These accounts ending are unlikely to result in any demand for housing, so have
been deducted from the overall total giving 18,600 households which probably
moved in 2001, which is around 15% of the total of households. The national
average percentage of households moving in the previous year was about 11 to
12%, according to the 2000/01 Survey of English Housing. The turnover in a city
such as Nottingham would normally be expected to be higher, and this figure would
appear to be quite feasible.

Land Registry data shows a total of some 5,600 house and flat sales in 2002. This
would be 30% of the total of 18,600. Nationally, the turnover in the different tenures
was:

Table 25: Current tenure of moving households - England overall

Head of household resident less than a year |[Frequency| Percent
all owners 1,001,097 43.2
Rented from council 306,326 13.2
Rented from RSL 178,290 7.7
All rented privately 830,716 35.9

Source :Survey of English Housing 2000-01

Given the more transitory and younger population profile of Nottingham City (see
Table 21), a lower proportion of owners moving seems feasible. If the 5,600 owners
moving constituted 43% of all movers, as in the national averages, the total of
movers would be just over 13,000. This would represent just under 11% of all
households in the city, and so reflect the national pattern of movers overall.

The implication is that some 4% of the 15%, that is 26% of the total of moves, are
created by the more transitory nature of parts of the Nottingham City housing market.
This is a role that parts of the City of Nottingham play in the wider housing market.
The pattern of counts by postcode of Council Tax changes, here taken to indicate
moving households, is of course spread across the city, but higher concentrations of
movers do appear in some areas. ( see Map 18).

By ward the inner city areas show the greatest numbers of households moving.
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Map 26: Ward patterns of mover households from Council Tax accounts ending

Source: Council Tax database 2001-2
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42.2.1 Past trends and/or future intentions?

While a survey may find households who say they need to move, the data mining
technique finds households that have moved, so it may initially appear that they have
been able to afford to do so. However, on closer analysis this reflects an assumption
of people in housing need staying where they are, stuck in poor quality and
unaffordable accommodation, sharing with others or perhaps unable to afford to live
adequately or getting into debt.

While this will undoubtedly happen in some cases, it is also quite likely that many
people will not manage to stay in these circumstances — precisely because they are
unsatisfactory and unaffordable, so will actually move around from one situation to
another, sharing or staying with others, running up debts, or moving away from an
area completely.

The image of those in "housing need' suffering in their poor quality and expensive
accommodation, but putting up with it over the long term — making them part of a
measurable and growing backlog of housing need - is not often born out by
observation and experience. The high turnover in the Private Rented Sector, arrears
and abandonments are evidence of where it does not apply. But both no doubt
happen, and if possible it would be best to try to take it all into account.

4.2.2.2 Multiple moves

Of this total of 18,600, the data indicates that some 7,500 properties had more than
one change on their Council Tax accounts, which could involve multiple moves from
the property. This is some 6% of all properties, and around 38% of all moves.
However, some of this may also be due to administrative and operational
duplications and by itself is not fully reliable evidence. It does however suggest that
there is considerable ‘churning' in some parts of the housing market.
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Map 27: Possible multiple movers from Council Tax change evidence

Source: Council Tax database 2001-2
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Map 28: Multiple movers by ward

Source: Council Tax database 2001-2
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4.2.3 Incomes and resources of mover households

The data extraction for Council Tax changes, aggregated by property unique
reference number to indicate moving households, also includes the full postcode.
This has then been linked with the postcode average income from CACI Paycheck
data for 2001, to give an indication of the likely income of the mover households.

This has then been compared to the income required to access owner occupation,
using the average price of a terraced house in the city as the entry-level price. Land
Registry data shows that the average cost of a terraced house quarter 1 2002, and
inflated by the East Midlands quarterly house price inflation average of 7.4%, was
£50,000, and this figure has been used in the modelling. Prices appear to continue

to rise.

Table 29: Nottingham City house prices: 2000 - 2002

Semi- Flat/
Nottingham Detached Detached Terraced Maisonette Overall
Av Price Av Price Av Price Av Price Av

Sales volumes [E Sales |E Sales|E Sales |E Sales |Price £[Sales
Jan-Mar 2000 93928/ 180 50112 403 38413 398 74573 112|55574] 1093
Apr-Jun 2000 91784 216| 53284 473 41189 497, 77127 111|57102| 1297
July - Sept 2000 | 104718 262 56243 488 38461 567 103596 162 63200 1479
Oct - Dec 2000 101364 173 54428 364 39231 460 83747 135/58922 1132
Jan-Mar 2001 101132 182 57514 337| 39315 444 90803 143/ 61690 1106
Apr-Jun 2001 117861 238 57672 434 41520 546| 102495  169| 67103 1387
July - Sept 2001 | 130175 230 65475 556 47546 670 102579 188 71463 1644
Oct - Dec 2001 128516| 203 62938 455 45069 614] 105744 190| 70102 1462
Jan-Mar 2002 130960 148 67526 347, 46415 450 117061 15274288 1097
Apr- June 2002 125363 233 72321 467, 53269 524] 113469 193| 79602 1417

Source: Land Registry

It is also assumed that three times household income can be borrowed as a
mortgage. The model also assumes a 95% loan to value ratio, and that a 5% deposit
will be available to all households.

Using this method and these parameters suggests that around 5,360 of the moving
households cannot afford to buy in the open market, which is 28% of the total of
moving households. This will form one element of housing need, which is essentially
the backlog need from existing households within the market.

This method does necessarily have to incorporate various assumptions, as do all
models of this type. The income to mortgage borrowing ratio may vary in practice,
and with continuing low interest rates higher multipliers £ known as ‘income stretch' -
are again becoming more common. However, this also happened in the house price
boom of the 80's, with consequent over-extension of many households which
resulted in spiralling mortgage default and repossessions in the early 90's. Using
higher borrowing ratios for modelling housing need would essentially be a political
judgement in accepting that they would remain affordable.
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4.2.4 Emerqging households

Another element of housing need is that from newly emerging households. These
are predominantly young people - which usually comprise some 90-95% of the total -
leaving their parental home for the first time.

The total of seventeen year olds in the city derived from Health Service records has
been used as an indicator of likely emerging households. This gives a figure of
3,376 for 2001, which is 1.18 % of the city population. This number is an indicator of
the cohort of potential new households for any year in present circumstances,
although there may of course be variable delays before members of this particular
cohort seek to form separate households.

This varies to some extent across the city (see Map 4). There may be some area
preferences and effects, but also other indicators suggest that young people are
likely to move into the city centre to obtain accommodation. The overall total has
been taken for the modelling.

These individuals will form couples, share with others, or may live alone when it
comes to forming new households. ‘Sharing and pairing' factors must therefore be
applied to the basic figures.

Some indication of these factors is also given in a longitudinal study on data by the
Joseph Rowntree Foundation (JRF) - 'Household formation and tenure decisions
among the 1958 birth cohort', carried out in 1995. This study followed the first
moves away from the parental home and household formation patterns of a cohort of
10,503 people born in March 1958, across the whole country.

The cohort was, and is, also used for various other research and comparative
purposes, and forms one of a series of large longitudinal tracking projects. It showed
that 96% of young people leave home by age 33, and the majority by their early 20's,
at least for that age group * although it is now some time ago. The results on
household formation were:

Table 30: Household formation among the 1958 birth cohort:

First move from home

Did not live away as students |Lived away as students
Destination Men Women Men Women
with no other adults 14.40% 10.10% 22.60% 14.30%
with friends or others 16.70% 16.90% 46.80% 42.70%
with a partner 58.90% 67.40% 28.90% 42.80%
remain at home 10% 5.60% 1.70% 0.20%

averages % of leavers | averages

with no other adults 12.30% 13.30% 18.50%
with friends or others 16.80% 18.20% 44.80%
with a partner 63.20% 68.50% 35.90%
remain at home 7.80% 1%
proportion leaving parental home 92.20%

% of leavers 100%

Source: Joseph Rowntree Foundation Household Study, 1995
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There are some indications that young people are tending to stay in the parental
home for longer. This maybe due to difficulty in obtaining independent
accommodation as much or more than to choice.

Table 31: Adults living with parents age 20+ (%)

1977-78 |1991 1997-98
Males 20-24 52 50 53
25-29 19 19 23
30-34 9 9 9
Females 20-24 31 32 35
25-29 9 9 11
30-34 3 5 3

Sources: National Dwelling and Household Survey, Department of the Environment, Transport and the
Regions; Survey of English Housing, Department of the Environment, Transport and the Regions;
Labour Force Survey, Office for National Statistics.

The result of applying these factors to the cohort of 17 year olds is that 1,669
households will result from the 3,376 starting total, also allowing that 10% of them
will not move out at all.

Table 32: New households resulting from cohort of 17 year olds

Singles —total Derived new
number 3,376 households
Persons per new people to be resulting number new
household 3113 housed households

1 13.3% 414 1 person hhids 414

3 18.2% 567 3 person hhlds 189

2 68.5% 2132 2 person hhlds 1066

3113 total new hhlds 1669

person/hhld 1.87

Source: derived from numbers of 17 year olds and JRF household formation patterns

Nottingham also receives a net influx of young person emerging households and
students, which will increase the overall demand pressures in the market form this
source (see Table 21). The 16-24 age group in migration from ONS figures was
1,490 for the year to June 2000, while the outflow was 1,320, a 13% net increase in
this age group. Since these figures are based on Health Service change of doctor
records, it may also miss many who do not reregister.

The incomes of these newly emerging households will also affect their ability to
afford housing in the open market, be it owner occupation or private renting. This
poses a considerable problem of data gathering, as incomes for this age group can
be very variable and unstable. Data from the New Earnings Survey suggests that
young persons incomes are around 50% of adult household incomes, and this factor
has been applied in estimating the ability of emerging households to afford open

market housing.

However, a higher income to mortgage multiplier ratio has been used, allowing a
total of four times single income (2% times the first income and 1% times the
second), on the basis that income stretch' for young couple first time buyers is
becoming more common with the currently low interest rates.
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Applying all these factors indicates a need for affordable housing of just over 1,480 a
year from within the city, and an additional 740 from young emerging households
moving into the city, totalling 2,220 per year, based on housing costs of or equivalent
to buying an entry level home for £45,000. In practice much of this demand may be
met in the private rented sector, and this element will also need to be taken into
account when considering the supply.

4.3 Homelessness

Another source of potential need for affordable housing is from homelessness.
However, there is controversy as to whether needs arising from homelessness are
mainly transitory, - as people go through some temporary housing crisis in their lives;
or more structural, - in that they give rise to longer term needs for subsidised or even
supported housing of some form.

The truth, as often, is probably a combination of these elements. Housing needs and
circumstances are fundamentally individual, but nevertheless there are patterns
which may be possible to identify by detailed analysis of the causes and
circumstances of real and potential homelessness cases, within the local context.

There is also a question as to whether homelessness needs are already included in
the figures generated by other mover and emerger household analysis. Some
households moving because of homelessness will terminate their Council Tax
accounts, and so be included in these figures. This will probably include mortgage
arrears, loss of rented accommodation, and rent arrears. Others will, by definition,
not be Council Tax payers + which will include parents and other relatives no longer
willing to accommodate, and leaving institutions. Others, such as relationship
breakdown, may or may not, sooner or later, move and end a Council Tax account.

The City Council's homelessness records are clearly one source of information, but
care needs to be taken in using them. Not all homeless people approach the council
for assistance, especially if they feel that they will not be housed. In general, this has
often tended to apply to young single and childless people, who may often go to
other voluntary agencies such as Shelter for advice or seek private sector housing
directly.

43.1 Extent of homelessness acceptances

The total number of homelessness acceptances made by Nottingham City Council
in 2001/02 was 1,160, which compares to 4,555 applications. The acceptance rates
were 15.6% for single applicants and 36.8% for families.

The most recent of the past three years has seen a sharp increase.

Table 33: Trends in homelessness - families

Nottingham City Council 99/00 00/01 01/02

Total family homeless acceptances 575 547 747

Source: Nottingham City Council P1E returns

41



Table 34: Trends in homelessness - singles

Nottingham City Council 99/00 00/01 01-02

Total single homeless acceptances 334 384 471
Source: Nottingham City Council P1E returns

432 Causes of homelessness

The causes of homelessness give some indication of the longer term trends and
needs, but again any generalisations should be viewed with caution. These are
shown for 2001/02 in the tables below, with preceding years for comparison, split
between family and single homelessness applications.

Table 35: Reasons for family homelessness

Reason for homelessness 99/00 | 00/01 | 01/02
Parents no longer able / willing to accommodate 83 69 87
Other relatives or friends no longer able to accommodate 41 21 37
Violent breakdown of relationship with partner 197 199 246
Non-violent breakdown of relationship with partner 42 25 46
Mortgage arrears - sold / repossession 14 14 13
Rent arrears - Local Authority accommodation 11 20 27
Rent arrears - Housing Association accommodation 0 15 17
Rent arrears - private rented accommodation 7 10 9
Termination of assured shorthold tenancy 43 20 43
Loss of tied accommodation 3 3 5
Left rented accommodation - too expensive 2 4 4
Unsuitable rented accommodation (facilities / disrepair) 0 5 5
Rented accommodation (harassment / illegal eviction) 2 1 2
Termination of tenancy - resident landlord 2 1 0
Left rented accommodation - other reason 9 10 19
Released from prison 3 1 1
Newly formed / split household 2 1 4
Obtained care of child 0 1 3
Refugee / asylum seeker 0 6 28
Homeless in emergency 10 2 4
Returning from abroad 2 2 5
Unauthorised occupier 3 0 2
Evicted for anti-social behaviour/ other reason 2 1 0
Residing in hostel / B & B 3 3 2
No fixed abode 3 0 1
Other reason 9 27 43
Violence from another member of family 11 5 6
Racial harassment from outside accommodation 7 5 8
Other harassment from outside accommodation 62 71 73
Abandoned tenancy 2 5 7
Total reasons for homelessness 575 547 747

Source: Nottingham City Council P1E returns

The largest single cause was violent relationship breakdown, followed by parents no
longer willing to accommodate and then loss of shorthold assured tenancy.
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On the basis of consultations with homelessness staff, these figures were to assess
the extent to which each category is likely to result in long term need, and to what
extent these factors will already have been counted using the other techniques.
Those categories which were less likely to result in long term need, and which were
probably counted elsewhere, were then removed or reduced.

As a result, a total of 209 family homelessness cases, or 28% of all acceptances,
has been estimated as leading to long term need not counted elsewhere.

Table 36: Reasons for Single homelessness

Reason for homelessness 99/00 00/01 01/02
Parents no longer able / willing to accommodate 364 349 339
Other relatives or friends no longer able to accommodate 161 130 158
Violent breakdown of relationship with partner 89 101 109
Non-violent breakdown of relationship with partner 159 181 194
Mortgage arrears - sold / repossession 28 12 12
Rent arrears - Local Authority accommodation 48 37 55
Rent arrears - Housing Association accommodation 17 15 21
Rent arrears - private rented accommodation 16 17 22
Termination of assured shorthold tenancy 25 21 22
Loss of tied accommodation 12 12 11
Left rented accommodation - too expensive 31 29 13
Unsuitable rented accommodation (facilities / disrepair) 3 1 3
Rented accommodation (harassment / illegal eviction) 10 12 9
Termination of tenancy - resident landlord 11 4 16
Left rented accommodation - other reason 45 30 55
Psychiatric Hospital discharge 5 7 6
Hospital discharge -general 5 4 7
Released from prison 76 57 70
Leaving Care 16 9 3
Refugee / asylum seeker 1 8 151
Homeless in emergency 10 7 33
Returning from abroad 2 0 5
Unauthorised occupier 7 4 2
Evicted for anti-social behaviour/ other reason 17 9 10
Evicted other reason 19 19 31
Residing in hostel / B & B 43 25 33
No fixed abode 87 46 45
Other reason 138 94 124
Bail conditions / other reason 7 9 9
Violence from another member of family 43 34 18
Racial harassment from outside accommodation 4 0 2
Other harassment from outside accommodation 66 54 57
Abandoned tenancy 16 23 33
Total reasons for homelessness 1581 1360 1678

Source: Nottingham City Council P1E returns

For singles, the most common reason for becoming homeless is parents no longer
willing to accommodate at 20% of the total, with a further 9% with other relatives or
friends no longer able to accommodate.

Again applying factors for long term need resulting - also bearing in mind the
imminent extension of homelessness priority to 16 & 17 year olds, ex-prisoners, and
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those with an institutional lifestyle, - and whether counted elsewhere, the resulting
need from this source is some 480 per year.

The total need from homelessness assessed as likely to result in a long term need
and not already counted elsewhere is therefore 209 plus 480 per year, totalling 689.

4.4  Asylum seekers

Asylum seekers are a relatively new source of demand for affordable housing, and
because the numbers of officially recorded asylum seekers are recorded and
tracked, it is possible to estimate the effects.

There are currently some 1,500 asylum seekers in Nottingham, although over 700 of
these are single people. Just over 200 family or other groups live in the city, totalling
around 800 people.

The UK Asylum Statistics for 2000 produced by the Home Office comments: - “For
cases considered under normal procedures, it is estimated that around a third of
applications in 2000 resulted in initial decisions granting asylum (11%) or exceptional
leave to remain (12%), or allowed appeals (around 8%).”

Applying this factor to the total of families, who are more likely to be eligible for
assistance under homelessness procedures when approved, gives an additional
need of around 70 households.

There is expected to be a flow of asylum seekers following a fairly tight timetable for
decisions. If this operates as intended it could increase this number quite
considerably, for example by up to four times if decisions were made within a three
month time scale. The estimates also do not take account of officially untracked,
more general effects of this increased demand within the housing market overall.

Asylum seeker households are unlikely to be counted elsewhere, as they are not
existing households with Council Tax records, not part of the total of newly emerging
households, and are not currently appearing in homelessness figures.

4.5 Overall housing need

The overall housing need is therefore the total of these elements:

Existing moving households unable to afford in the open market 5,360
New emerging households unable to afford in the open market 2,220
Homelessness cases likely to result in long term need

not counted elsewhere 689
Asylum seeker families approved to stay in the UK 70
Total housing need 8,339

There is a spurious accuracy about such precise figures, and the total need will vary.

The supply of affordable housing to meet this need must now be considered.
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