5.6

Housing Associations

Annual returns to the Housing Corporation show 47 Registered Social Landlords as
having stock or some interest in Nottingham, ranging from Nottingham Community
Housing Association with over 2,200 units, to associations with no units owned, but

only managing stock.

Table 66: Housing associations with stock or an interest in Nottingham

vacant vacant not
stock at [number available at available at
RSL name 31/3/01 lets |lets/stock 31/3/01 31/3/01
NOTTINGHAM ALMS CHY 18 1 4
HANNAH LEVICKS CHY 12
ST PETERS
NOTTINGHAM 2
WILLIAM HENRY HIRST 20
HENRY BROWNS HOMES 6
SEELY HIRST HOUSE
NORRIS HOMES 8 1 12.50%
BLYTH COTTAGES 11
PURLIN CO-OP 12 1 8.33% 2
ABB NOTTINGHAM 38 4
NOTTINGHAM YMCA 22 28 127.27% 3
GUINNESS TRUST 307 40 13.03% 2 6
WILLIAM SUTTON TRUST 202 34 16.83% 1
NOTTINGHAM
COMMUNITY 2232 286 12.81% 163 78
ADVANCE
FAMILY FIRST LTD 328 98 29.88% 11 2
ENGLISH CHURCHES 44 7 15.91% 1
NENE HS 64 8 12.50%
WESTDALE QUAKER
MANSFIELD RD BAPTIST 70 2 2.86%
STONHAM
EAST MIDLANDS 54 7 12.96% 3
NEW ERA
SALVATION ARMY 76 26 34.21% 3
ANCHOR TRUST 293 38 12.97% 8
MACEDON
TOUCHSTONE
HOUSING 21 212 26 12.26% 9
HANOVER 130 29 22.31% 1
JEPHSON HOMES 37 6 16.22%
JEPHSON 35 4 11.43% 1
NORTHERN COUNTIES 129 31 24.03% 8 4
LEICESTER 161 40 24.84% 11
NORTH BRITISH 1036 239 23.07% 26 1
DERWENT HS 204 49 24.02% 1
METROPOLITAN HT 1877 325 17.31% 25 35
LONGHURST 312 46 14.74% 11 15
JOHNNIE JOHNSON HT 68 10 14.71% 2
RAGLAN 148 21 14.19% 10
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vacant vacant not
RSLs with stock in Nottingham| stock at [number available at available at
RSL name 31/3/01 lets |lets/stock 31/3/01 31/3/01
WATERLOO
HOME GROUP LIMITED 34 18 52.94%
ASRA 10 1 10.00%
TUNTUM 470 180 38.30% 17 12
SOVEREIGN
ORBIT FIRST STEP
METROPOLITAN HO
NOTTINGHAM COMM 2ND 2
Totals| 8684 1601 322 159
Average lets/stock 22.59%

Source RSR returns 2000/01

Some of the percentage figures for lets/stock may appear high. This may indicate

‘churning’ and unpopular housing, but may also be due to other technical and
operational causes, for example :-

The figures do not distinguish between relets and new lets, so if a new
scheme is let it will show as part of the total and increase the percentage. If
current stock numbers are small or the new scheme is large this can have a

major effect on the apparent percentage turnover.

Some associations specialise in short term and temporary housing so that
turnover would be expected to be high. The YMCA is a good example.

CORE data gives more information on lettings by housing associations. CORE
returns are for specific lets, and the numbers do not always reconcile with the RSR

returns.
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Table 67: Housing Association lets by number of bedrooms in 2000 - 2001

RSL NAME 1 bedroom|2 bedrooms|3+ bedrooms| total
HOUSING 21 14 0 0 14
HANOVER 16 1 1 18
JEPHSON HOMES 2 2
JEPHSON 5 5
NORTHERN COUNTIES 9 7 4 20
LEICESTER 38 12 5 55
NORTH BRITISH 2 3 5
DERWENT HS 40 1 5 46
METROPOLITAN HT 66 113 95 274
LONGHURST 23 15 12 50
JOHNNIE JOHNSON HT 9 9
RAGLAN 15 7 22
ASRA 1 1
TUNTUM 53 52 42 147
GUINNESS TRUST 31 23 9 63
WILLIAM SUTTON TRUST 19 4 1 24
NOTTINGHAM COMMUNITY 153 201 111 465
FAMILY FIRST LTD 51 28 10 89
ENGLISH CHURCHES 4 4
NENE HS 2 1 3
EAST MIDLANDS 5 4 9
SALVATION ARMY 15 15
ANCHOR TRUST 25 1 26
HOME HOUSING 1998 2 2
Totals 592 477 299 1368

Housing Association lettings have been predominantly one beds, at 43%, then two
beds at 35% and three beds or larger at 22%. These are primarily to single people,
and many 2 bedroom properties also go to single people.

Table 68: Housing association lets — number of bedrooms by household type

Household classification (1 bedroom2 bedrooms [3+ bedrooms [Total
Single person 539 215 36 790
Couple, no children 50 83 14 147
Lone parent 2 125 169 296
Couple with children 25 55 80
All adult 1 27 10 38
Adults with children 2 15 17
Total 592 477 299 1368

Source: CORE 2001
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Chart 69: Number of bedrooms by household type

HA lets in Nottingham 2000 -01 by size & household type
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Lettings have been concentrated in parts of the city.
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Map 70: Postcode lets by housing associations in 2000-01 — number bedrooms

Source: CORE 2001
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Map 71: Total housing association lets by postcode 2000-01 — central area

Source: CORE 2001
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Map 72: Housing association lets by ward 2000 - 01

Source: CORE 2001

Housing association lets were are mainly in Radford (168), followed by Lenton (116),
Trent (104), Greenwood (103) and Forest (100) wards. The numbers are only those
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where a full postcode was recorded in the CORE form, and the total number of lets is
likely to be larger than this total of 1,301.

The percentages of lets for the top five wards were in Radford (12.9%), Lenton
(8.9%), Trent (8%), Greenwood (7.9%) and Forest (7.7%) wards.

Table 73: Percentage of housing association lets by ward 2000 - 01

Ward name HA lets % lets
Abbey 15 1.2%
Aspley 9 0.7%
Basford 12 0.9%
Beechdale 3 0.2%
Bestwood Park 10 0.8%
Bilborough 9 0.7%
Bridge 47 3.6%
Bulwell East 24 1.8%
Bulwell West 36 2.8%
Byron 35 2.7%
Clifton East 0.0%
Clifton West 40 3.1%
Forest 100 7.7%
Greenwood 103 7.9%
Lenton 116 8.9%
Manvers 67 5.1%
Mapperley 20 1.5%
Park 63 4.8%
Portland 36 2.8%
Radford 168 12.9%
Robin Hood 60 4.6%
St. Ann's 98 7.5%
Sherwood 18 1.4%
Strelley 77 5.9%
Trent 104 8.0%
Wilford 7 0.5%
Wollaton 24 1.8%
Total postcoded 1301 100.0%

Source: CORE 2001

5.6.2 Supply of housing association lets

There are three sources of data on housing associations lettings:

‘RSR’ statistical and monitoring returns to the Housing Corporation, which are
summarised totals;

CORE (COntinuous REcording) forms completed for each letting and
compiled into a database

The local authority HIP returns - often assessed by nomination results or
direct monitoring returns by associations to the council.

As is often the case these frequently do not fully agree. Nevertheless, for those of
the sources obtained for Nottingham they are quite close.
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Table 74: Housing

association lettings in Nottingham City - 1998 -2001

Estimated future supply

Year 1998 1999 2000 2001 {trend average
Total RSL lettings 1373 1212 1368 1205 1203 1290
Average (1998, 1999, 2000) + 2001 1261

Source: Nottingham City Council HIP returns

Table 75: Housing association lettings in Nottingham city by number of bedrooms

Number of bedrooms

COREYEAR 1 bedroom 2 bedrooms 3+ bedrooms [Total

95/6 576 368 322 1266
96/7 603 387 300 1290
97/8 580 446 360 1386
98/9 593 462 318 1373
99/00 561 415 236 1212
2000/01 592 477 299 1368
2001/02 532 433 240 1205
Total 4037 2988 2075 9100

Source: CORE.

In keeping with taking figures that will reduce the net housing need, the higher figure
of 1,290 has been taken as the potential supply of housing association lets for

2002/3.

5.6

The Private Rented Sector

The Private Rented Sector (PRS) is difficult to estimate, as landlords are dispersed
and varied. They do not have to notify any official bodies who would keep statistical
records except in certain circumstances, such as Houses in Multiple Occupation,
accredited lets for students, and if Housing Benefit is being claimed by the tenant.

However, for the purposes of estimating the need for affordable housing, it is the
‘affordable’ element of the PRS that is required. In current circumstances many
Private Sector lets now cost as much as a mortgage — often more as the rent is set
to cover mortgage costs and yield some profit. However, Housing Benefit (HB) is
available to households on low incomes to assist with Private Sector rents, and rents
eligible for HB are limited by Rent Officer decisions on local reference and
unreasonable rent levels.

For these estimates, therefore, only PRS lets which are supported by Housing

Benefit have been included as affordable. This can be estimated from the 121 and
122 returns by the HB section to the Department of Work and Pensions (DWP) by
deducting the number of housing association tenants.

Two sources of the proportion of housing association tenants on Housing Benefit
have been used. The Survey of English Housing 2001-2 gives figures for all tenants.
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Table 76: Percentage of tenants on Housing Benefit

1993/4|1994/5|1995/6|1996/7 | 1997/8 | 1998/9 | 1999/00 | 2000/01
Council tenants| 62 65 67 66 65 63 62 62
RSL tenants| 62 61 67 62 64 68 62 63

Source: Survey of English Housing Table 4.5

A more localised view is given by CORE data, but this only covers recent lettings,
which may have a higher proportion on Housing Benefit.

Table 77: Housing association tenants on Housing Benefit 1995 - 2002

Nottingham City

COREYEAR Yes (%) No (%) Not Known (%)
1995/6 81.9 11.2 6.9
1996/7 77.2 12.1 10.7
1997/8 82.2 10.0 7.8
1998/9 80.6 124 7.0
1999/00 72.2 14.6 13.2
2000/01 74.0 16.9 9.1
2001/02 71.7 19.8 8.5

Total 77.2 13.8 9.0

Source: CORE 2001

As might be expected, the percentage of housing association tenants on Housing
Benefit in Nottingham City is higher, at over 70%. Taking an average of 73% over
the past two years, and applying this factor to the Housing Benefit statistics gives an
estimate of 2,902 private rented sector (PRS) lets supported by Housing Benefit.

Table 78: Housing Benefit claims b

sector to estimate PRS supply with HB

all HB

% pop

LA
tenants

Non LA
tenants

HA
stock

% HA
tenants
on HB

HA
stock
on HB

Non
HA
stock
on HB

IS/IJSA

not
IS/JSA

Nottingham

29,475

13.20%

20,222

9,253

8,700

73% |6,351

2,902

21,901

7,574

Source: HB statistics Aug 2001

However, it is not the total on Housing Benefit but the supply of PRS lets that is

needed for the estimates of the need for affordable housing. The PRS can turn over
quite quickly, with up to 50% a year coming available each year in some areas.

The Survey of English Housing produces figures for the percentage of households in
each tenure that moves each year back to 1984, with some gaps.
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Table 79: Trends in percentage of households who had moved in the last year by current tenure: 1984 to 2000/1

Buying All Rented | Rented All All All
Tenure |Owned with owners from from social Rented privately: rented | tenures
Year outright| mortgage council RSL renters Unf‘rnishd\ F'rnished |privately

percentage who had moved in last year

1984 4 12 8 10 14 10 14 54 24 11
1988 5 16 12 9 16 10 19 61 31 13
1991 2 8 5 9 13 10 21 61 34 9
1994/5 3 8 6 10 19 12 30 60 40 11
1995/6 3 9 6 11 18 12 33 58 41 11
1996/7 2 9 6 12 17 13 34 54 40 11
1997/8 3 10 7 12 13 12 33 59 42 12
1998/9 3 9 7 11 17 13 34 55 41 12
99/00 3 10 7 11 16 12 33 57 40 12
2000/1 3 10 7 10 14 11 36 54 42 11

Source: Survey of English Housing 2000-01

From these indicators a figure of 45% for PRS turnover has been taken. Applying
this factor to the total of PRS lets on Housing Benefit gives 1,280 lets per year
supported by Housing Benefit. This has been included as part of the affordable

supply.

The Private Rented Sector is also changing under market forces, with reports of
falling rent levels. This may provide greater affordable supply as landlords become
more willing to take on tenants claiming Housing Benefit.

5.7 Empty properties

Some properties will also remain empty for a period, perhaps sometimes for a
considerable time while their future is resolved. Council Tax exemptions may apply
under various categories, and these will often indicate the reasons for the property
being empty. Since it reduces or removes Council Tax liability there is also an
incentive for people to inform the Council Tax department that property is empty.

Empty property tends to fall into two broad categories. First the normal short term
empties of less than 6 month, due to normal moves and changes which are
necessary for the normal functioning of the housing market - these are normally
recorded as band C exemptions. Second the longer term empty properties due to
some problem or major change for the resident or for the property - these are
recorded under several exemption codes - AtoL,and T.

The Council Tax system indicates just over 7,000 individual property codes with
category C exemptions in 2001. This represents around 5.8% of the total stock.
There were some 1,700 Council Tax accounts that were still recorded with a
category C exemption, and on which the account status was still current at the time
of the data extraction in June 2002 — indicating that they were still empty. This is
around 1.4% of the total of dwellings, and about a quarter of the total of band C
empties over the year.

For the longer term empty dwellings, the figures derived form Council Tax data
suggest that some 1,158, or just under 1%, of the dwellings in the city are empty for
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Ionger term reasons.

Table 80: Empty properties by exemption code

Exemption code reason count %
Major works 98 8.5%
Gone to prison 40 3.5%
Hospital, Care or Nursing Home 193 16.7%
Deceased - awaiting probate 673 58.1%
lllegal to occupy 1 0.1%
Vicarages 4 0.3%
Left to receive care 25 2.2%
Mortgage repossession 124 10.7%
Grand Total 1158

% of all dwellings in Nottingham 0.97%

Source: Council Tax database 2001-2

Most long-term empties are due to the death of the householder and probate, with
the next highest figures caused by the householder going into Hospital, Care or
Nursing Home. The third commonest reason is shown as mortgage repossession.

These are scattered across the city, but greater concentration of empty properties
due to the death of the householder or going into hospital, care or nursing home can

perhaps be detected in the outer areas more than in the inner city.
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Map 81: Postcode locations of empty properties

source: Council Tax database 2001-2

The evidence from the Council Tax database is therefore that the total of empty
properties in the city overall is some 1,700 short term transitional empties, with
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around 1,000 longer term ‘void’ properties, suggesting an approximate total of 2,700
at any one time, which is about 2%% of all stock in the city.

Another data source is complaints to and action by the Environmental Health
section on empty property. The current database records action of some sort being
taken on 160 properties. These are spread across the city, with some slight
concentrations in parts of Sneinton, Radford and Forest Fields. See Map 12

There would appear to be no indication that any appreciable net increased supply is
likely from empty properties. Although the City Council® ongoing empty property
strategy returns some to use this will probably be offset by others becoming empty
longer term.

5.7 Shared and low cost home ownership

Nottingham City overall is not the kind of local authority where shared ownership
would be very competitive within the local market, as there are, or at least were until
fairly recently, low cost entry level homes. While high cost areas like neighbouring
West Bridgford in Rushcliffe are more likely to experience greater demand for these
more intermediate tenures, they would no doubt prove popular in some areas of the
city which are similar in character, like Wollaton.

The extent of housing association development of low cost and shared ownership
has therefore been relatively slight, with just 116 provided between 1995 and 1998.
Some of the programmes have since ended, and the figure fell in the last year for
which data has been obtained.

Table 82: Housing association shared and low cost ownership

SO (New
build or
Year of sale completion DIYSO Rehab) SOE TIS RTB Total
1995 1 9 17 1 28
1996 6 1 24 5 36
1997 32 11 43
1998 3 2 4 9
Total 42 12 35 26 1 116

Source: CORE 2001
The average supply from this source has been taken as 30 per year.

5.9 Summary of affordable supply

The overall estimated supply of affordable housing from these sources is therefore:-

Nottingham City Council relets 5,451
Housing association lets 1,290
Private rented lets supported by Housing Benefit 1,277
Shared and low cost - housing association sales 30
Total 8,048
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