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1. Introduction and background to the study

The first Housing Market Study and Needs Assessment for South Northamptonshire
Council was carried out in 2001/02, and this project updates but a so builds on the
earlier one. The ‘housing market’ has seen considerable change and has caused
growing concern over recent years, such that it is seldom out of media attention and is
high on the government’ s agenda.

The most obvious change has clearly been continuing house price rises, but also the
launch of the Sustainable Communities Plan in 2003, the advent of designated Growth
Areas, and the move towards Regional Housing and Planning Boards as key policy
making and priority setting forums.

South Northamptonshire will be directly affected by these changes. The 2001/02
study demonstrated its high and rising prices resulting from the ‘ripple’ effect from
London and the South East, which have continued. The Milton Keynes/South
Midlands Growth Areas includes South Northamptonshire; and an Urban
Development Corporation is to be established to facilitate growth in Towcester,
Daventry and Northampton.

South Northamptonshire is also itself going through an options appraisal to consider
the future ownership and management of its housing stock, and the housing market
analysis forms a key part of the context for this process.

The maps below, extracted from Consultation Draft of the Milton Keynes & South

Midlands Sub-Regiona Strategy, show the proposed areas for growth across the
MKSM area, and for Towcester specificaly .
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Map 1. Milton Keynes/ South Midlands growth areas




Map 2. Towcester Urban Development Corporation — proposed boundary

This new strategic and policy environment will therefore have substantial effects on
the district, and also raises a number of specific housing related questions and issues.

The MKSM Strategy of July 2003 comments



Affordable Housing

3.4 Thereis considerable concern that housing provided in the Growth Areas should
meet the needs of local people and of people moving to the area to take up
employment. Thisistrue of both affordable and market housing. A full range of
housing will be required to meet these needs and it may be appropriate to consider
the development of policy mechanisms which ensure the devel opment of a spectrum of
house types and prices in order to achieve the objective of balanced communities. The
affordability of housing is a key concern. As a minimum the adopted District /
Borough affordable housing targets will need to be met.

Theseissuesinclude :-
Reaching an evidenced based and workable view on what is "affordable’ .

The range of housing required to provide a spectrum of house types and pricesin
order to achieve the objective of balanced communities.

How to enable and achieve this range, the possible policy and implementation
mechanisms needed, and the evidence base to underpin them,

The likely impact of migrations from higher priced areas to the south, which the
growth areaisin part intended to facilitate and meet.

Effects on, and meeting the needs of, the potentially changed demographics of the
district.

The demand for SNC housing stock and any changes likely, as part of the options
appraisal process.

Many of these involve projecting and estimating future patterns and trends, but in a
new situation where previous or current circumstances may no longer apply in the
sameway. Datawith which to predict will be even harder to obtain, as no-one will
have experienced these new circumstances, so there will be no data records of
changes, and surveys would not reliably obtain data on a situation that respondents
would only be guessing at. However, there may be some parallels with the past on
which to draw, as Northampton and Milton Keynes both had Devel opment
Corporations and experienced growth in the 1970'sand 80's.

Many of the findings of the 2001/02 study remain similar — the strong housing market
effects on South Northamptonshire of Milton Keynes, Cherwell and Northampton; the
popularity and demand for itsrural villages and market towns; the good transport
links to London and the rest of the UK viathe M1, M40 and now the dualled A43.
These are not covered again unless changes appear to have occurred or be likely.

This study does however attempt to look at various key issues and their possible and
potential effects, but these are often best assessed by those with better local
knowledge and experience, interpreting the evidence from the comprehensive data
sources now available.




2  Demographicsand migrations

A key question for estimating future housing needs and market balance in South
Northamptonshire is the potential and likely effects of the Milton Keynes/South
Midlands ( MKSM) growth area.

Previous migration patterns will give some indications of what may happen in the
future, but the validity of these extrapolations will be limited because the MKSM
expansion and development is likely to change migration patterns, asit isintended to
help meet housing demand from London and the South East.

2.1 Previous migration patterns

Datafor people who moved in the year prior to the Censusin April 2001 gives atota
of 8,646 people with destination addresses in South Northamptonshire , and atotal of
7,253 who moved from addresses in the district. ( This does not mean that the
differenceis all anet gain, asthe Census cannot count those who move outside the
UK, while it should capture data on people who have moved in, and indeed thisis
shown as a category.)

Applying the average household size to these figures gives approximately 3,458
households moving to destinations, and 2,987 moving from origins within South
Northamptonshire.

Asisaways found, many of these are moving quite short distances, but the number
originating from within the district isarelatively low figure. The top local authority
origins of movers show that considerably less than half of movers are from within the
district, with Northampton, Milton Keynes and Cherwell the main sources of
Incoming households.

Table 3. origins of movers to South Northamptonshire in 2000-01

LA number movers from% of total

South Northamptonshire 2987 38.5% [cumulative from other LAS
Northampton 724 9.3% 9.3%
Milton Keynes 615 7.9% 17.3%
Cherwell 568 7.3% 24.6%
Aylesbury Vale 318 4.1% 28.7%
Daventry 170 2.2% 30.9%
Wellingborough 54 0.7% 31.6%
Wycombe 54 0.7% 32.3%
South Oxfordshire 49 0.6% 32.9%
Luton 42 0.5% 33.4%
Stratford-on-Avon 42 0.5% 34.0%
West Oxfordshire 42 0.5% 34.5%
Hillingdon 36 0.5% 35.0%
Mid Bedfordshire 36 0.5% 35.5%
Harrow 33 0.4% 35.9%
South Bedfordshire 33 0.4% 36.3%
Bedford 30 0.4% 36.7%




Source: ONS Census Table MIG31. Sums of rounded cells may cause discrepanciesin overall totals

Thisis further evidence that South Northamptonshire should not be seen as a housing
market itself, but is heavily influenced and mainly falls into the housing market areas
of the three surrounding larger urban areas of Northampton, Milton Keynes and
Banbury.

Thelargest proportion of movers are from South Northamptonshire and nearly 10%
from Northampton, so that the largest proportion by region is from the East Midlands,
but over a quarter are from the South East Region.

Table4. regional originsof all moversto South Northamptonshire 2000-01

NAME origins of movers % of total
South West 174 2%
South East 2054 27%
West Midlands 285 4%
East Midlands 4163 54%
East of England 372 5%
North West 177 2%
Y orkshire and The Humber 99 1%
North East 54 1%
London 330 4%
Total 7708 100%

NB does not include Scotland & Wales

These findings bear out those of the Household Survey carried out by the Planning
department in 2004, which found that for new developments of 5 or more properties
in the District constructed since 1996, some 65% of households moved into the
District from outside Northamptonshire. Of these 67% moved from the south-east
region.

The main conclusions of this study were :-

Main Conclusions

A 46% response rate is significant and provides for robust results

54% of the houses are 4 or more bed properties with only 3.5% single bed
househol ds.

65% of households moved into the District from outside Northamptonshire. Of
these 67% moved from the south-east region.

People moved into the District for a range of reasons including a larger property
(25%), persona and family reason, job related and cheaper property prices.

The survey revealed an average household size of 2.7 people per dwelling

87% of households contained at |east one working adult.

84% of working adults work full time

40% of all working adults commute outside Northamptonshire to work.

66% of those working within Northamptonshire work in the same settlement as
they live

91% of travel to work is done by private or company car.



The sampleisfor new developments, and appears to have a different profile to the
whole of the market, (table above ) which mainly consists of resale and relet
properties, where only 27% moved from the South East region compared to 67% of
movers to new developments.

Thiswould concur with the often observed phenomenon of new devel opments
creating their own markets, and especially when they are designed, marketed and
priced to appeal to households living in higher priced areas to the south; - for
example by being advertised in London stations and in London newspapers.

However, in the current state of the wider UK housing market one effect of this may
be to encourage those with substantial equity to moveto buy in relatively cheaper
areas, which increases their purchasing power well above what their incomes alone
will support and so spreads house price inflation out from higher to lower priced
areas. This can then in turn make properties less affordable for local households who
do not have this equity. The figure of 67% from the South East could be taken as one
indicator that the remainder of around athird should be more affordable for the local
market.

Household decisions on when and where to move are a complex and often personal
mix of variables, trading some factors off against others. Nevertheless there can be
recogni sable common patterns, more often linked to different “lifestages or “life
course', (Clark & Huang 2003). Finding and especialy making any sense of any hard
dataon which to base evidence for possible future patternsis very difficult, because
there is so much random variation in the data that patterns or trends are not at all easy
to identify.

One possibility isto look at the flows of household movements out of the higher
priced areas, and to use this as a basis to estimate how future flows might develop.
Using the Output Areato Output Area matrix of migrants from the 2001 Census (
Table MIG301) .

This shows a net flow into South Northamptonshire mainly from the districts to the
south, while there is mainly a net outflow northwards, with Northampton as the
exception. (see map below) Considering the larger numbers of movers only, the net
gain from districts mainly to the south was just under 800, while the net loss to
districts mainly to the north was about 550. ( see table below - N.B. al figuresin the
Census are subject to rounding to protect confidentiality, so totals will be subject to
error).

New developments on the Northampton fringe are likely to be the reason for the net
gain from Northampton.



Map 5. Mgor net gains and losses of moversto and from South Northamptonshire
to other local authority districts . 2000-01

© Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.




Table 6. —main local authority origins and destinations of movers to and from South

Northamptonshire

LA destination total people moving tomoversfrom net gain/loss

Milton Keynes 243 615 372

Aylesbury Vae 126 318 192

Cherwell 411 568 157

Northampton 700 724 24

South Oxfordshire 30 49 19

West Oxfordshire 30 42 12 Net gain
South Bedfordshire 21 33 12 788
South Northamptonshire 2987 2,987 -

\Wandsworth 30 30 -

Leeds 30 24 - 6

Bedford 39 30 - 9

Kettering 33 24 - 9
Stratford-on-Avon 60 42 - 18

Oxford 45 24 - 21
Birmingham 51 27 - 24

Gwynedd 24 - 24

Lancaster 24 - 24

Cotswold 27 - 27

Ve of White Horse 27 - 27
Charnwood 30 - 30

East Riding of Y orkshire 30 - 30
Nottingham 30 - 30

South Lakeland 30 - 30

East Northamptonshire 57 24 - 33

Wigan 33 - 33
Wellingborough 90 54 - 36
Southampton 36 - 36 | Netloss
Daventry 270 170 - 100 |- 547

On thisbasis, it would appear that a flow from the south can be anticipated. The

origins of the main flows into the district, if it follows this pattern, would be from
Milton Keynes, Aylesbury Vale and Cherwell. This does however raise questions
that if there is aso growth and development in and around Milton Keynes, would this
create product substitutes and absorb some of the demand that might otherwise move
to South Northamptonshire. The other main origins of movers are Aylesbury Vale
and Cherwell, with West Oxfordshire and South Bedfordshire are some way behind
Milton Keynes as sources of incoming households.

The assumption is usualy that households from farther south will move to Milton

Keynes, so that the ‘ripple’ effect will create the demand in the growth area. In a

situation where supply is failing to meet demand, as the Barker report suggests, this
seems very likely. However, asiswidely recognised, any new housing provided also
needs to meet a variety of needs and expectations not only in its own terms for design,

Size, price and quality, but also in wider terms for the infrastructure of transport,

environment, community facilities, and so on.




2.2 Travel to work patterns

Another possible approach isto look at travel to work patterns, distances and
methods and employment patterns in the areas where migrations could come from,
which may give indications of possible future migration patterns. One possible
hypothesisis that socio-economic groups with higher incomes may tend to move
greater distances, and are also willing and able to travel farther to work.

One difficulty hereisthat at the most detailed Census data currently availablethat is
linked at the individual level is Socio-Economic Category (NS-SeC) by method of
travel to work ( Table CAS122), and not by distance travelled.

The number and especially the possible combinations of socio-economic categories

and distances travelled is also very large, so that identifying any patternsin the
existing data, let aone for the future, is very difficult.

Table 7. net gains and losses to other local authority districts

LA destination mover sto mover s fromnet gain/loss

Milton Keynes 243 615 372
Aylesbury Vale 126 318 192
Cherwell 411 568 157
Northampton 700 724 24
South Oxfordshire 30 49 19
West Oxfordshire 30 42 12
South Bedfordshire 21 33 12
Leeds 30 24 - 6
Bedford 39 30 - 9
Kettering 33 24 - 9
Stratford-on-Avon 60 42 - 18
Oxford 45 24 - 21
Birmingham 51 27 - 24
Gwynedd 24 - 24
Lancaster 24 - 24
Cotswold 27 - 27
Vale of White Horse 27 - 27
Charnwood 30 - 30
East Riding of Yorkshire 30 - 30
Nottingham 30 - 30
South Lakeland 30 - 30
East Northamptonshire 57 24 - 33
Wigan 33 - 33
Wellingborough 90 54 - 36
Southampton 36 - 36
Daventry 270 170 - 100

Most people within the nearby urban centres live quite close to where they work.
Since these towns and cities form the basis of Travel to Work areas, thisisto be
expected.

10
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Census Travel to Work matrices ( Table TV301) now allow more detailed estimates
of how many people work in adistrict , and how far they travel. It indicates that just
over 60% of people who work in South Northamptonshire also live in the district,
with the adjacent districts of Northampton, Cherwell, Daventry, Milton Keynes and
Aylesbury Vale being home to another 28%. The total working in South
Northamptonshire derived by adding up all the cellsisjust under 30,000. However,
this figure may be inflated by rounding of small numbers.

Table 8. —top LA origins of people who work in South Northamptonshire

LA origin count ( rounded to 3 minimum) % of total

South Northamptonshire 17757 60.8%
Northampton 3028 10.4%
Cherwell 2127 7.3%
Daventry 1419 4.9%
Milton Keynes 1107 3.8%
Aylesbury Vale 634 2.2%
Wellingborough 322 1.1%
Kettering 234 0.8%
East Northamptonshire 162 0.6%
Stratford-on-Avon 138 0.5%
Rugby 132 0.5%
Bedford 114 0.4%
Oxford 108 0.4%
West Oxfordshire 105 0.4%
Corby 75 0.3%
Mid Bedfordshire 72 0.2%
Warwick 60 0.2%
Coventry 57 0.2%
South Bedfordshire 57 0.2%
Wigan 57 0.2%
Harborough 54 0.2%
Vae of White Horse 48 0.2%
Blaby 39 0.1%
Luton 39 0.1%
South Oxfordshire 39 0.1%
Birmingham 36 0.1%
Huntingdonshire 36 0.1%
Wycombe 33 0.1%
Charnwood 30 0.1%
Leicester 30 0.1%
East Cambridgeshire 27 0.1%
Newark and Sherwood 24 0.1%
Wychavon 24 0.1%
Barnet 21 0.1%
Nuneaton and Bedworth 21 0.1%

Source: Census TTWA Table TV301

The derived total working population who live in South Northamptonshire, however,
isover 42,000, and only 42% of them work in the district, with a higher number than
this, 44%, working in adjacent local authorities.

12



Table 9. —top LA work destinations of people who live in South Northamptonshire

LA of work/study total (rounded to 3 minimum) % of total
South Northamptonshire 17757 41.6%
Northampton 6373 14.9% |adjacent LAs
Milton Keynes 5410 12.7% 43.5%
Cherwell 4627 10.8%
Aylesbury Vae 1137 2.7%
Daventry 1044 2.4%
Oxford 579 1.4%
Wellingborough 402 0.9%
Westminster 276 0.6%
West Oxfordshire 264 0.6%
Vale of White Horse 183 0.4%
South Oxfordshire 172 0.4%
Bedford 171 0.4%
Warwick 168 0.4%
Stratford-on-Avon 162 0.4%
Mid Bedfordshire 157 0.4%
Birmingham 156 0.4%
Coventry 156 0.4%
Luton 156 0.4%
Rugby 150 0.4%
South Bedfordshire 150 0.4%
Kettering 141 0.3%
Hillingdon 135 0.3%
City of London 120 0.3%
Wycombe 120 0.3%
Corby 111 0.3%
Dacorum 91 0.2%
Solihull 90 0.2%
East Northamptonshire 84 0.2%
L eicester 72 0.2%
Camden 63 0.1%
Watford 63 0.1%
Hounslow 45 0.1%
Peterborough 45 0.1%
Slough 45 0.1%
Southwark 45 0.1%
Barnet 42 0.1%
Harborough 42 0.1%
Huntingdonshire 42 0.1%
Blaby 39 0.1%
Tower Hamlets 39 0.1%
St Albans 36 0.1%
Lambeth 33 0.1%
Three Rivers 30 0.1%
West Berkshire 30 0.1%
Windsor and Maidenhead 30 0.1%

Regionally, 92% of those travelling to work

who live in South Northamptonshire

work in the East Midlands or South East, with just over a 1,000, by this estimate,

13




working in London. While the numbers may be inflated by totalling rounded cells, it
ismore likely that the proportions will be closer to redlity.

Table 10.— Regiona workplaces of people who live in South Northamptonshire

Regional total %

East Midlands 26215 61.4%
South East 12915 30.2%
East 1178 2.8%
London 1050 2.5%
West Midlands 1086 2.5%
South West 129 0.3%
North West 78 0.2%
Y orks & Humberside 45 0.1%

Together these factors may give some indication of possible future migration patterns
into and within the growth areas, but as these will be new situations the past is not
necessarily any guide to the future. Perhaps the best guide is that of the New Towns
in the 70's and 80's, when establishing and integrating communities into existing
areas in Northampton and Milton Keynes met with mixed results. Learning lessons
from these experiences may prove just as important as extensive dataanalysis.

14



3  Housing markets and sub markets

3.1 Housing market areas

Demographic effects and housing choices set out previously take place within an
overall national and local housing market structure. It isnow generally recognised
that this needs to be understood better to develop appropriate and effective housing
and planning policy. Housing markets are inevitably very complex and changeable, as
they are made up of very large numbers of choices, changes and interactions between
and even within households and dwellings. Location isakey factor in this, but where
someone chooses to live isitself a mixture of many other factors, choices and trade-
offs.

There are severa differing levels at which housing markets are commonly
conceptualised and analysed . These are :-

national housing markets

wider housing market areas (HMAS)
housing sub-markets, and
neighbourhoods

For this study, the second and third of these are the most relevant, although they are

merely conceptual divisions on what isin reality a continuum and there are in reality
no fixed or clear distinctions between them, as households can move anywhere they

chooseif they can afford or obtain housing there.

3.2 Wider housing market areas ( HMAS)

The "definition' of awider housing market area (HMA) that is best known to local
authoritiesis that in @oca Housing Needs Assessment: a guide to good practice©
DETR, 2000 as :-

“(A) Housing Market Area is the geographical area in which a substantial majority of
those employed both live and work , and where most of those changing house without
changing employment choose to stay.”

These are often also based on Travel to Work Areas. South Northamptonshireisa
mainly rural area, and falsin to the wider Travel to Work Areas around the adjoining
larger settlements of Northampton, Milton Keynes and Banbury.

15




Map 11. Travel to Work areas » Housing Market Areas around South Northants

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

This pattern of Housing Market Areas based on 1991 data can now be further refined
with 2001 Census data on migration and travel to work patterns, although the officia
derivations of Travel to Work Areas ( TTWAS) have not yet taken place and are not
likely to do so for sometime.

In the map below drivetime isochrones generation (the distanceit is possible to drive
within given times) has been used to capture alevels of self containment of
migrations of 70%. Thisis one of the higher figures proposed as the basis of Housing
Market Areas, although the policy justification for this figure as opposed to othersis
not clear. At this stage the development of HMAs is at a stage of hypothesis
generation, rather than based on any firm criteria which can be shown to lead to better
policy judgments.

This actually produces different drivetimes to generate a consistent 70% self
containment for the three main urban areas adjacent to South Northamptonshire.
These are

Northampton — 30 minutes
Milton Keynes  —40 minutes
Banbury — 45 minutes

16



This may reflect differencesin the nature, size and ease of access to each of these
centres, and so capture some elements of household decisions.

Map 12. Northampton, Banbury and Milton Keynes Housing Market Areas - drive
zones of 70% self containment of Output Areato Output Area migration.

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

3.3 Housing submarkets

Housing sub markets are aless well known concept, based on ideas from economics.
Thereis agrowing body of academic literature on housing sub-markets (see Watkins,
1998, for areview). Jones (2001) comments that “ Sub-markets have a similar
starting point to that for HMAs, but by definition are constituents of the latter.” + so
housing sub markets may perhaps be more akin to Estate Agents areas, or perhaps
may be seen more as "neighbourhoods'.

A definition from the USA in the 1970 s suggests that a housing market area is an
areain which “properties compete with each other', reflecting “spatial arbitrage'.
The underlying economic principlein this approach to housing market areas is that
buyers consider transactions at any point within the areato be appropriate substitutes
for each other. This tends to lead to market prices for similar houses within the area
being similar. If houses are reasonabl e substitutes for one another, one would also
expect increases in prices at any point within amarket areato lead to increasesin

17



prices of other houses within the area. Within a market area buyers arein direct
competition with one another, and sellers are in direct competition with one another.

The degree of substitutability between houses of similar types and sizesis greater than
for houses of different types and sizes. Thus, within any given location four-bedroom
detached houses may be reasonabl e substitutes for other four-bedroom detached
houses but not such good substitutes for two-bedroom terraced houses. With the type
and size of house considered, one can imagine that similar houses in separate non-
contiguous locations might also be reasonabl e substitutes for each other. They might
thus be part of the same market but in different locations.

An extension of the approach could allow identification of housing markets areas that
are out of "equilibrium’' or “balance’ with other market areas within a region. If the
overall rate of house price increase is significantly higher or lower than the
surrounding location this may reflect either excess demand (in the case of
significantly rising prices) or excess supply (in the case of falling or significantly
lower than average house price increases).

These sub market patterns also interact with tenure and property type factors, as well
as with other considerations such as preferred areas for black and minority ethnic
communities, schools, and transport corridors. Household choices are a trade-off
between many different variables £ some of which will be personal and mostly
undiscoverable, but others based on more common factors which may be revealed by
appropriate indicators.

18



4

4.1 House prices

Owner occupied sector - house prices and sales

Like any area, South Northamptonshire has awide range of house prices. Itis
recognised as a generally highly priced and popular area. Average overal prices
have risen by 57% since the start of 2000, but terraces have risen by 95%.

Table 13.+ residential sales + prices and numbers of sales 2000-2004

Detached |Semi-Detached Terraced Fat/Maisonettel Overall
Av Av Price Av Price Av Price AV
South Northants overall|Price £ |SalesE Salest Salest SalesPrice £|Sales
Jan- Mar 2000 173831 184 | 94214 |121| 81104 | 80 | 62411 | 9 |128007 394
Apr- Jun 2000 169471 269 | 97247 |213| 96944 | 85 | 64722 | 9 |130424 576
Jul- Sep 2000 190076 247 | 107431 | 176 | 98491 | 87 | 68755 | 17 |143442 527
Oct - Dec 2000 176703 213 | 104280 | 142 | 95223 | 65 | 57021 | 14 (136943 434
Jan - Mar 2001 183158 178 | 103229 | 121 | 97440 | 68 | 55930 | 8 (139110 375
Apr - Jun 2001 193201] 342 | 105905 | 167 | 98578 | 88 | 62276 | 11 |153159 608
Jul- Sep 2001 209612 257 | 120102 | 192 |104105| 93 | 65842 | 13 |157599 555
Oct-Dec 2001 199140 235| 120990 | 197 | 102463 | 110 | 92805 | 25 |148543 567
Jan-Mar 2002 215561 196 | 122110 | 132|111171| 64 | 78160 | 14 |163984( 406
Apr-Jun 2002 210859 312 | 127639 | 191|115152|132| 74930 | 16 |163695 651
Jul-Sept 2002 233387 295 | 134382 | 222 | 125746 | 134 | 104418 | 31 |174147| 682
Oct-Dec 2002 235850 316 | 147913 | 172 | 125773 | 87 | 123598 | 41 |188278 616
Jan-Mar 2003 231453 191 | 137824 | 152|136149| 78 | 113254 | 28 |175829 449
Apr -Jun 2003 242955| 245 | 148231 | 150|144515| 81 | 118442 | 21 |193061] 497
Jul-Sept 2003 272518 309 | 166287 | 211|143921|103| 115691 | 18 |212481] 641
Oct-Dec 2003 262743 314 | 152517 | 228 | 141614 | 115| 114656 | 37 |198563 694
Jan -Mar 2004 257201 219 | 153791 | 161 | 150550 | 80 | 124312 | 32 |197376| 492
Apr-Jun 2004 273776 197 | 157829 | 174158400 | 91 | 115400 | 30 |201773 492

Source: Land Registry http://www.landreg.gov.uk/propertypricel/interactive/ppr_ualbs.asp .
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Chart 14. house price changes in South Northamptonshire 2000-2004
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While detached properties remain much higher priced, - and they do include some
very large and expensive properties -, it isalso notable that terraced house prices are
frequently virtually level with semi detached prices. The average difference between
them over the period is that semis were 8% higher than terraces. This may be related
to the type and quality of properties sold, possibly with terraces tending to be cottages
in villages, while semis may be ex Right to Buy properties. However, this does have

implications for the entry level price in the district.

The number of salesis aso indicative of the nature of the housing market.
Table 15.+ number of sales by type 2000-2004

Year detached |semi terraced  [flat totals
2000 913 652 317 49 1931
2001 1012 677 359 57 2105
2002 1119 717 417 102 2355
2003 1059 741 377 104 2281
2004 ( first two quarters) 416 335 171 62 984
2004 (projected annual total ) 832 670 342 124 1968
average per year 987 691 362 87 2128
proportion of total 46% 32% 17% 4% 100% \

This closely reflects the pattern of overall property typesin South Northamptonshire,

with slightly higher levels of sales activity for detached houses and terraces than their

proportions overall.
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Table 16. property typesin South Northamptonshire at 2001 Census

Caravan ,

Total Purpose Flatin mobile or

stock at Semi- Built  |converted [commercial temporary
Census |Detached |detached [Terraced [flats flat building structure
32668 14057 | 11905 | 4930 1058 306 243 169
43% 36% 15% 3% 1% 1% 1%

Source: ONS Census 2001 Table UV 56

Thereis anoticeable dip in the number of salesin 2004, but thisis a projected total on
the basis of the first two quarters. These periods are often slower, as the market
emerges from winter, but it may also be detecting a downturn in the market early in
2004, which widespread reports in Autumn 2004 now suggest is becoming firmer.

Chart 17. numbers of sales by property type 2000-04
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The number of sales has also fallen more for detached properties, and it is usualy the
top end of the market that slows first.

Prices dso vary within as well as between the local authority districts. Lower average
prices can be seen in the nearby urban settlements of Northampton, Milton Keynes
and Banbury. Clustering the data using interpolation reduces the "noise’ and shows
the genera effect.
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Map 18. South Northamptonshire & surrounding area - average dwelling price by postcode 2003

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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Map 19. East Midlands aver age dwelling price — cluster ed aver ages 2003

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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The entire range of pricesin South Northamptonshire in 2003 goes from aterraced
house at £21,000 to a detached house at £1,250,000. Thisincludes al types, sizes and
quality of property, from barns to mansions, and so includes any outliers. The bulk of
sales are within narrower ranges, which is best shown by putting the sales data into
price ranges.

Chart 20. South Northamptonshire 2003 house price profile
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Although there are some sales at low prices, there are not substantial numbers until
£120-£150,000, where many of both terraces and semis are priced. Flatsarefew in
number, and cover awide price range from £40,000 up to £150,000. Detached
properties only become available in any numbers above £150,000, and have awide
ranging profile, showing the range of propertiesfalling into that category. Lack of
more detailed distinctions within the four categories used by the Land Registry does
place limits on the extent of analysis that can be carried out.

The entry level priceis discussed further in the section on estimating needs. A figure
of £110,000 from the first quarter of 2004 has been used to avoid over-estimating
need, but it is clear that this has aready been superceded by price rises. While the
market has slowed to some extent, this has not yet reached the entry level segment,
which in the norma market cycle usualy slows some time after the top end of the
market.
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4.2 New prices and sales

South Northamptonshire has had considerable new development over recent years.
Completionsin 2002-3 were ailmost 1,000 dwellings, and the average since 1996 has
been just under 630 a year.

Table 21. Housing Completions (1988 + 2003)

L ocal Plan (1988 — 2006)

Y ear Completions
1988 - 1989 469
1989 - 1990 246
1990 - 1991 274
1991 - 1992 321
1992 - 1993 204
1993 - 1994 409
1994 - 1995 354
1995 - 1996 440
Sub-Total (1988-1996) 2717
County Structure Plan (1996 — 2016)

1996 - 1997 556
1997 - 1998 636
1998 - 1999 462
1999 - 2000 515
2000 - 2001 576
2001 £ 2002 647
2002 - 2003 993
Sub-Total (1996-2003) 4385
Total (1988 + 2003) 7102

New sales totals are considerably less than these figures, which is to be expected to
some degree as sales do not always take place as soon as a house is completed. There
may also be gaps in the Land Registry data, because new residentia properties are not
always registered immediately, although most now are in due course.

Two thirds of new sales were of detached properties, and the average price of these

was £228,000. However, new designs do not always fall into traditional typesand
styles, but may be, for example, large terraces such as "town houses'.
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Table22. South Northamptonshire numbers of new house sales 2003

Detached Flat Semi Terraced Total
212 26 47 31 316
67% 8% 15% 10% 100%

Table 23. South Northamptonshire average new house prices 2003

Detached Flat Semi Terraced

Overall average

£ 228038 £ 123889 £ 164350 £ 149,546

£ 202,296

However, as always this disguises awider range of prices, with athird of detached

properties below £200,000.

New sales - 2003 price profile
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Overdl, however, the average new property price of £202,000 compares with the
overall average resale price of £193,000. The difference is made less than it would
otherwise be by some very high priced resales of presumably large detached
properties £ 23 over £500,000, while only one new property isin this price bracket.

The table below shows the detail of prices realised and numbers sold in 2003 for new

properties only. New sales have averaged of the total since 1995.
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Table 24. + new salesin 2003 + price and type

cumulative
detached fflat semi terraced [Total %

£40-50000 1 1 0.3%
£50-60000 1 2 3 1.3%
£70-80000 1 1 1.6%
£80-90000 4 4 2.8%
£90-100000 1 1 3.2%
£100-110000 2 1 3 4.1%
£110-120000 6 4 3 13 8.2%
£120-130000 1 1 1 3 9.2%
£130 - 140000 6 5 4 15 13.9%
£140 - 150000 4 2 8 3 17 19.3%
£150 - 160000 7 1 7 8 23 26.6%
£160 - 170000 7 2 1 10 29.7%
£170 - 180000 20 6 3 29 38.9%
£180 -190000 21 5 1 27 47.5%
£190 - 200000 20 1 2 1 24 55.1%
£200 - 210000 21 1 1 23 62.3%
£210 - 220000 13 13 66.5%
£220 - 230000 14 3 2 19 72.5%
£230 - 240000 15 1 16 77.5%
£240 - 250000 21 1 22 84.5%
£250 - 260000 2 2 85.1%
£260 - 270000 11 11 88.6%
£270 - 280000 4 4 89.9%
£280 - 290000 8 8 92.4%
£290 - 300000 4 1 5 94.0%
£300 - 350000 11 11 97.5%
£350 - 400000 5 5 99.1%
£400 - 500000 2 2 100%
£500 - 750000 1 1 100%
Total 212 26 47 3] 316

These sales are spread throughout the district, but with a concentration on the
Wootton Grange site to the south of Northampton. Thisis generally recognised as
mainly meeting housing demand from Northampton. New properties are also now
generally built to higher densities.
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Map 25.+ South Northamptonshire new sales 2003

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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South Northamptonshire Council has also identified a number of parish clusters
within the district which are considered as potentially forming housing submarkets;
and which can aso be seen as possible focus points for services which smaller
individual villages cannot sustain alone. Parishes are a useful starting point for
analysing housing markets, as they are based around villages and their catchment
areas, rather than administrative aggregations derived for other purposes, such as
wards. These are the primary areas below the local authority level for which market
needs and balance will be assessed and addressed.

Differencesin type and size of properties are key factors influencing price, and so
very relevant for ng the ability of householdsto afford housing. In South
Northamptonshire there are also more strongly demarcated |ocation factors, with some
villages and location commanding higher prices.

Terraced houses are often taken as providing entry level housing, and the number,
availability and prices for these can be a key factor in the extent of housing need in an
area. However, inrura areas these may be more desirable, and the price profile for
South Northamptonshire shows terraces as fewer in number and of similar price to
semis.

Parish cluster price profilesin the map below show the differencesin the types and
average prices of properties sold.
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Map 26. average residential sale price 2003 by parish cluster

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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Another possible way of assessing affordability within the market isto look at the
lower quartile of house prices. In 2003 this was around 450 properties, with an upper
price of about £135,000, and ranging from a handful of properties under £50,000, to
the modal value of £120 £ 130,000. The lower quartile also shows that it is semi
detached houses that make up most of this peak, rather than terraces.

Lower quartile house prices 2003
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Of the 458 properties selected as in the lower quartile, 739 (15%) were in Towcester
and 99, (20%) werein Brackley. Around 105 were in the Northampton fringe areas
within 6 miles of the centre of Northampton. The detailed pattern of lower quartile
priesisvery variable, with slightly lower prices in Middleton Cheney and in the
villages on the Bedford Road. In the areas classified as urban Middleton Cheney,
Greens Norton and Deanshanger have the lowest averages.
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Table 27. + average lower quartile prices and numbers of salesin "urban * areas

lower

quartile
Urban area average detached| flat | semi |terraced| Total
BLISWORTH £ 117,054 7 2 9
BRACKLEY £ 113304 4 19 | 38 38 99
BUGBROOKE £ 124,221 7 2 9
DEANSHANGER £ 107,910 23 10 33
GREENS NORTON £ 106,100 1 3 1 5
HARTWELL £ 122,600 5 3 8
KINGS& SUTTON £ 110,056 2 3 4 9
MIDDLETON CHENEY|£ 94,676 1 3 6 10
NETHERHEYFORD |£ 118,000 2 2
ROADE £ 115186 2 10 5 17
TOWCESTER £ 111,457 1 7 45 19 73
Grand Totd £ 112148 9 28 | 146 | 90 | 274

Map 28. South Northamptonshirex lower quartile average postcode house prices 2003

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.




4.3 Cash purchases

Another relevant aspect of many housing markets is the number of cash purchases. In
South Northamptonshire in 2001 % of all house purchases were by cash, which
compares to a nationa average of %.

However, the dataiis currently only available by wards up to 2001, which does not
allow more informed hypotheses about the reasons and implications of cash purchases
to be developed as effectively. The figure in South Northamptonshire overall is
14.5% for cash purchases, which compares to anational average of 22.5%.

Table 29. Residentia sales by ward + cash and mortgage purchases 2001

Number of Type of Sale-

Transactions by Cash as

Dwelling Type - Type of Sale [Type of Sale |Percentage of All
Ward name Total Sales - Cash - Mortgage |[Sales
Astwell 41 8 33 19.5
Blakesley 18 3 15 16.7
Blisworth 31 2 29 6.5
Brackley East 133 23 110 17.3
Brackley West 421 46 375 10.9
Brafield 22 4 18 18.2
Bugbrooke 43 11 32 25.6
Cogenhoe 20 6 14 30
Cosgrove 95 16 79 16.8
Danvers 41 9 32 22
Deanshanger 173 18 155 104
Forest 45 7 38 15.6
Gayton 54 9 45 16.7
Grafton 31 2 29 6.5
Greatworth 36 6 30 16.7
Hackleton 45 8 37 17.8
Harpole 18 2 16 111
Heyford 37 5 32 135
King's Sutton 45 7 38 15.6
Kingthorn 32 6 26 18.8
Kislingbury 18 1 17 5.6
Middleton Cheney 76 12 64 15.8
Milton 21 6 15 28.6
Potterspury 29 5 24 17.2
Rainsborough 63 14 49 22.2
Roade 224 23 201 10.3
Salcey 57 6 51 10.5
Slapton 17 1 16 5.9
Tove 100 13 87 13
Towcester 206 29 177 14.1
Wardoun 44 11 33 25
Yardley 45 12 33 26.7
Totals 2281 331 1950

% 15% 85%

35




Reasons for the extent and drivers of cash purchases are inevitably speculative. They
could include:-

Households trading down
f Dueto moving from alarger home
f Dueto moving from amore expensive housing area
f A combination of both of these
Landlords buying with accrued resources to rent
Investment in housing instead of other forms such as stocks and
shares
Mortgage of other property
Legacies
Parental or other financial help
Cheap property
Extensive savings
Wealthy households

No doubt all of these things happen, but the main reasons and circumstances in any
specific sub or location could reveal more about the likely future trends, and thus the
best strategic and policy options. For example, if the main cause isfirst time buyers
with parental help an areamay be more likely to be regenerated than if it is landlords
with spare cash. Local knowledge and experience will be the best way of interpreting
these patterns.

The lower proportion of cash purchases in South Northamptonshire suggeststhat it is
not an areawhere many of these possible reasons apply. A study for the Council of
Mortgage Lenders in 2004 found that:-

over 50% of all cash buyers have an annual income of less than £15,000, which
given the age profileislikely to be pension income.

only 3% of cash buyers have an income over £50,000 compared with 13% of
borrowers.

two-thirds used equity from the sale of a previous property as the main source of
funding for their cash purchase.

aquarter contributed savings towards the purchase, but only 16% used savings as
the primary source of finance.

This therefore suggest that income alone should not be the only criteria for assessing

ability to afford, but also that housing needs from new and emerging households will
not be significantly affected by cash purchases.
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4.4 Conclusions

The pattern of house types and prices reflects a continued buoyant housing market as
in the whole UK (in mid 2004), athough there are now signsin Autumn 2004 that it
isfinally cooling to some extent, following severa interest rate rises.

Rural South Northamptonshire has a housing market biased strongly towards
detached properties, but forms part of the wider housing markets of Banbury, Milton
Keynes and Northampton, and there are some more affordable propertiesin these
urban areas. However, the overlapping interactions of these Housing Market Areas
affecting parts of the district may well further increase demand and push up prices
more.

Affordability is clearly a serious problem for first time buyers, due to the housing
market structure in the district coupled with national trends. There are some relatively
lower priced propertiesin the smaller urban areas within South Northants, such as
Towcester, Deanshanger, Roade and Middleton Cheney, but many emerging
households will be forced, and indeed may expect, to have to move to nearby urban
areas to be able to afford to buy at all.

This also raises questions about mobility between local authorities, and cross
boundary allocation schemes to allow households to return to South
Northamptonshire when they need to may be appropriate, rather than enforcing strict
residential qualifications.

The house price analysis aso enables an estimate of the entry level prices for South
Northamptonshire on which to base crude overall estimates of need. Based on lower
quartile prices, this taken as £110,000, and thisis adeliberately low figure selected to
avoid overstating housing needs. Different entry level prices have also been assessed
for each of the parish clusters defined within the district.
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5 Housing supply

Most supply of housing is of resales and some new sales the market sector for owner
occupation and rent. As the Barker report shows, this has an effect on the price and
supply of affordable housing through basic economic principles . However, increasing
supply to the extent required to affect this to any extent is beyond the scope of this
study, so for the purposes of assessing the shortfall of “affordable’ housing the supply
considered is :-

Council relets

Housing association lets, both new lets and relets

Private rented sector lets, which are for this purpose deemed to be affordable
because the tenancy is supported by Housing Benefit

Shared ownership and low cost lets and sales

Supply of owner occupied propertiesis considered in detail in the section on Housing
markets and sub markets. This shows that the realistic, indeed possibly conservative,
overall entry level priceinthedistrict isaround £110-120,00. This also varies
throughout the district, and is often higher, which has been taken into account in the
parish cluster profiles and estimates of need.

5.1 Council relets
The main source of affordable housing supply is still relets by South

Northamptonshire Council. The total housing stock in the district has reduced
through Right to Buy sales.

Table 30. Stock numbers and Right to Buy sales

South Northamptonshire  |LA stock RTB sadles % of stock
1994 3,667
1995 3,565 102 2.8%
1996 3,518 47 1.3%
1997 3,460 58 1.6%
1998 3,379 81 2.3%
1999 3,292 87 2.6%
2000 3,165 127 3.9%
2001 3,076 89 2.8%
2002 3,056 20 0.7%
2003 3,025 31 1.0%

From a peak of well over 100 in 2000 the number has fallen to a quarter of thistotal.
Thisisinterpreted as being partly dueto price rises, coupled with the maximum
discount now availablein the East Midlands of £24,000, so that even with full
discounts RTB purchases is less affordable for many.

In 2003 the Government also made it easier for landlords to apply to have areas
designated as @ral@or Right to Buy purposes, enabling them to impose restrictions
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on the resale of homes originally purchased under the Right to Buy. This followed up
the commitment in its rural White Paper of November 2000 to ensure that more of the
existing housing in rural areasis available to local people.

Relets have averaged just over 200 for the past five years.
Table 31. supply of South Northamptonshire Council relets

South Northamptonshire1999/002000/01/2001/02[2002/032003/4 |aver agepr oj ected
Local authority lets 235 219 167 189 208 203 180
Stock 3,292 3,165 3,076 3,056 3,025

% of stock relet 71% 69% 54% 6.2% 6.9%

Source: HSSA returns, and voids database for 2003/4

This representsjust under 6.8% of stock, which isadlightly lower turnover rate than
in the owner occupied sector, where 2,281 sales represents about 7.5% of the owner
occupied total ( HSSA figure). The differenceis hardly significant, but may be partly
due to the older age profile of Council tenants, but also that people are now less able
to move because of high prices. Both figures are lower than the national average of
about 11%, which isto be expected for a settled rural area. The national averageis
inflated by the higher levels of turnover that take place in cities and towns.

South Northamptonshire Council lettings take place all over the district, and there are
no particularly localised high rates of turnover or “churning' that might indicate
problems of unpopularity. There are however afew locations where there are very
long void periods, the top seven cases ranging from 846 to 1056 days, between 2 and
3years. These are likely to be unpopular property types, such as sheltered bedsits or
first floor flats, and are aso in fairly remote locations. Some longer void periods also
occur in Brackley.
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Map 32. Void property (relet) locations and void periods £1988 -2004

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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Map 33. longer term voids in 2003-4

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

41







5.2 Housing association lettings

Housing association lets in South Northamptonshire are also quite stable, with an
average of 65 ayear. Thetotal housing association stock in South Northants in 2004
was recorded as 548, so the proportion of lets to stock was about 12. However , this
also included new lets, which were some 17 in 2003-4. Deducting thisfigure gives a
turnover rate of about 9%.

Table 34. + housing association lettings 1995 to 2004

COREYEAR |1 bedroom 2 bedrooms |3+ bedrooms Total
95/6 65 13 7 85
96/7 25 5 6 36
97/8 15 14 14 43
98/9 38 15 11 64
99/00 38 31 19 88
2000/01 33 7 25 65
2001/02 36 23 14 73
2002/03 31 21 15 67
2003/04 29 23 11 63
Total 310 152 122 584
Average 34 17 14 65
Source: CORE

Many of these lettings are of 1 bedroom properties. Overal, 28.5 % of lets have been
to elders, 32% to single adults who are not older, and 20% to single parents.

Table 35. RSL lets to household types

2+

1 adult + |adults +

1+ 1+
COREYEAR1 elder |2 elders |1 adult |2 adults |children [children |Other |Total
95/6 43.5% 10.6% 30.6% 3.5% 47% 59% 1.2% 100.0%
96/7 25.0% 2.8% 50.0% 0.0% 8.3% 11.1% 2.8% 100.0%
97/8 16.3% 11.6% 25.6% 0.0% 16.3% 27.9% 2.3% 100.0%
98/9 20.3% 4.7% 39.1% 10.9% 14.1% 9.4% 1.6% 100.0%
99/00 14.8% 1.1% 27.3% 9.1% 352% 9.1% 3.4% 100.0%
2000/01 13.8% 3.1% 30.8% 3.1% 24.6% 18.5% 6.2% 100.0%
2001/02 16.4% 2.7% 34.2% 1.4% 21.9% 19.2% 4.1% 100.0%
2002/03 21.5% 7.7% 24.6% 7.7% 23.1% 13.8% 1.5% 100.0%
2003/04 148% 4.9% 32.8% 11.5% 26.2% 8.2% 1.6% 100.0%
Total 21.2%| 5.3%| 31.9%| 5.7%| 20.2%| 12.9%| 2.8%/|100.0%

RSL lets are more dispersed than SNC relets, because the stock total islower and is
also mainly in the larger settlements.



Map 36. Housing association (RSL) letsin South Northamptonshire 2003-4

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.




Over half of housing association lettings since 1995 have been flats or mai sonettes.,
and over 90% are also new build.

Table 37. RSL lettings by property type

COREY EAR |Flat/maisonette Bedsit House/bungalow  |Other Total

95/6 59 6 20 85
96/7 20 6 10 36
97/8 11 4 28 43
98/9 41 4 19 64
99/00 38 7 43 88
2000/01 33 1 31 65
2001/02 33 5 35 73
2002/03 31 1 35 67
2003/04 39 2 21 1 63
Total 305 36 242 1 584

Table 38. RSL lets + type of building

COREYEAR New build Rehab Pre-rehab Total

95/6 85 85
96/7 36 36
97/8 42 1 43
98/9 61 3 64
99/00 84 4 88
2000/01 54 11 65
2001/02 68 4 1 73
2002/03 63 3 1 67
2003/04 52 10 1 63
Total 545 36 3 584

The incomes of new housing association tenants has also shifted since 1995, and now
has a more varied profile, with fewer concentrated at the lower end of the scale. This
Is probably due to a combination of factors, including reduced unemployment,
increased Tax Credit in-work benefits, and the need for socia housing reaching
higher up the incomes scale due to house price rises.
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Chart 39. new RSL tenants + incomes and benefits
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There have aso been shifts in the proportion of new tenants received wholly reliant
on benefits, athough the trend is erratic.

Chart 40. New RSL tenants + incomes and benefits
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Housing associations a so apparently have a few |ocations and/or property types that
do not relet readily. The average void period for 2003-4 with all figuresincluded is
some 123 days or 17 weeks, but if two long term voids of 2 and 3 years are removed
then the overall averageis 6 Y2 weeks. These are in similar locations to the SNC
longer term voids.

Map 41. RSL voidsin 2003-4

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

It should also be noted that figures such as these are only usually collected when an
empty property isfinaly relet, and whileit remains "void' it isuncounted. Thelong
term voids actually mark successes at |etting what the data indicates were unpopul ar
properties.

Over 80% of new RSL tenants are from South Northants, which compares to just
40% for overall migration figures.
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Table 42. previous local authority locations of new RSL tenants ( over 2 only)

Previous location 95/6/96/7/97/898/9/99/002000/01]2001/022002/032003/04 Total| %

South Northamptonshire 60 | 24 | 39 | 52 | 74 56 63 57 55 | 480 [82.2%
Northampton 6 1|1]|3]| 6 1 2 2 2 24 14.1%
Milton Keynes 1|3 2| 2 1 1 1 1 12 |2.1%
Outside UK 1111 2 5 10.9%
Aylesbury Vale 1 1 1 3 |0.5%
Bedford 1 1 1 3 |0.5%
Birmingham 1 1 1 3 10.5%
East Northamptonshire 1 1 1 3 [0.5%
Oxford 2 1 3 |0.5%
Lancaster 2 2 [0.3%
Peterborough 2 2 0.3%
St.Albans 1 1 2 10.3%

Chart 43.% trends in South Northamptonshire Council and RSL stock totals
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Despite the total of housing association stock increasing steadily since the early
1990' s, the amount coming available to meet need isfairly static. However, increased
turnover within the RSL stock would not necessarily be healthy for the local housing

markets, asit can lead to “churning * and unpopular stock.

Overall housing association relets make a steady but limited contribution to meeting
housing need, but any additional supply from this source appears more likely form

newly developed supply.
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5.3 The Private Rented Sector

The private rented sector (PRS) is often not included at all as affordable supply in
estimating housing needs shortfals, and is not included in the Basic Housing Needs
assessment in the current ODPM good practice guide.

Nevertheless, it is clear that for many people private renting is away in which they do
obtain housing when they cannot afford to buy; and for many emerging households +
typically young couples or sharers + it isthe only way they can, or choose to, move
out of the parental home initialy.

Estimates of the PRS can be difficult to obtain, but the 2001 Census gives a good and
relatively up to date starting point .

Table 44. tenure proportions in South Northamptonshire 2001

Rented

All Owns Shared Housing |Private from:

LA househol dsoutri ghtmortgageownershipCouncil A ssoci ationl andlordOther
South Northamptonshire 31716 | 9515 | 15382 211 3010 550 1938 | 1110
tenure proportion 30.0%| 485% | 0.7% | 9.5% 1.7% 6.1% | 3.5%

The PRSisrelatively small at just under 2,000, which is around 6%. The national
average was 8.7%, and for the East Midlands the figure was 7.3%.

However, there are aso over athousand "Rented form other', which are likely to
include tied and service accommodation. When thisis taken into account the total of
9.7% is closer to the national combined average of 11.9%.

However, since deregulation of private tenancies rents charged are now commonly
closeto, or even higher than, mortgage payment, so that much of the PRS is not
affordable on the same basis as owner occupation. Rentsin South Northamptonshire
revealed in aweb site search were £460 a month for a 1 bed flat, and £575 a month
for a3 bed house, with some terraced houses at £450 and £475. Thiswould fund a
mortgage of about £70,000, and so compared to purchase is relatively more affordable
It would require some 32% of the top end of the modal household income of £15-
£20K per year and leave £203 "left to live on' for a couple with one child under 10.

For the affordable supply from the PRS, therefore, only lets which may be supported
by Housing Benefits are included. More detailed data showing locations and actual
rents and HB paid on these could be obtained from the SNC Housing Benefit system,
but thus has not been done for this assessment. The Department of Works and
Pensions does however produce summary statistics, and these can be used in
combination with other data to estimate the flow of lets from this source.
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Table 45. South Northamptonshire + summary Housing Benefit statistics May 2004

Rent Rent| Paid as
1All HB| RebateAllowance inl Notin
Loca Authority/UA recipients  Local| All Non receipt receipt
All HB|as % of LA|Authority| LA ofIS| oflIS,
(numbersin thousands) [recipientshouseholds Tenants Tenants JSA JSA
South Northamptonshire 2.0 6.3 1.4 0.6 1.3 0.8

Source: DWP.

Thetotal of 600 Non LA tenants includes both the PRS and RSL tenants. The
number of RSL tenants can be estimated from a combination of the CORE data and

total stock numbers

Table 46. estimate of PRS tenancies supported by HB

total RSL properties 553
% RSL tenantson HB 33%
Total RSL tenantson HB 182
Tota non LA HB lessRSL HB 600-182
PRStenantson HB 418

However, it isnot the total of PRS lets on HB that can meet need arising but the flow
of lets. The Survey of English Housing gives general statistics on the number of
household moving in each tenure, and a diagram of the flows between these.
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Table 47. flows between tenures + Survey of English Housing 2001/2
New households

_ Social renters ; A
| (4023 e >
New households 4 Households
{ ended (131)

Figures or arrows indicate the number of households (thousands)
moving into, out of and within each sector in the 12 months before
interview. Figures in boxes indicate the total number of households
(thousands) in the tenure in 2001/2. The chart also shows the
estimated number of moves out of a household, for example,
because of death, a move to an ingtitution, or joining another
household,

* |n addition an estimated 10 000 private renter households New households
became sitting tenant purchasers.

** |n addition an estimated 30 000 social renter households
became sitting tenant purchasers.

Source: Survey of English Housing 2001/2
Nationally, less than half of movers are owners (924,400, 42.8%) , and a quite similar

number and proportion are private renters ( 805,200, 37.2%) , even though the private
rented sector is only about a seventh of the size of the owner occupied sector.

Table 48.Tenures of mover households 2001/2

tenure Frequency Percent  |Valid Percent/Cumulative Percent
all owners 924.4 42.8 42.8 42.8

rented from council 266.8 12.3 12.3 55.1

rented from RSL 165.7 7.7 7.7 62.8

All rented privately 805.2 37.2 37.2 100.0

Total 2162.1 100.0 100.0

Source: Survey of English Housing
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Table 49. movers 2001/2

Whether moved in the last year by current tenure England 2001/2
Whether moved in the
Current tenure last year Total
All household reference persons Yes No thousands
Owned outright 172 5652 5824
Buying with a mortgage 752 7700 8452
All owners 924 13352 14276
Rented from:
council 267 2517 2784
RSL 166 1074 1240
All social rented sector tenants 432 3591 4023
Rented privately:
unfurnished 487 920 1407
furnished 319 235 553
All rented privately 805 1155 1960
All tenures 2162 18097 20259
per centages
Owned outright 3 97 100
Buying with a mortgage 9 91 100
All owners 6 94 100
Rented from:
council 10 90 100
RSL 13 87 100
All social rented sector tenants 11 89 100
Rented privately:
unfurnished 35 65 100
furnished 58 42 100
All rented privately 41 59 100
All tenures 11 89 100

Source: ODPM Survey of English Housing

Viewed another way, some 42% of private renters moved within the year covered,
compared to 6% of owners and 11% of social sector tenants.

The provisional update of the Survey of English Housing for 2003/3 now shows a fall
in the turnover rate in the PRS to 35% annually. Using thisfigure gives aderivation
of the potential flow of PRS lets supported by HB of :-

Derived number of PRS tenants on HB = 418
Proportion coming available annually to let = 35%
418 x 35% = 146 |ets per year.

Thisfigure is therefore taken as the revised supply of what might be affordable lets
from the PRS, and isincluded in the affordable supply side .

However, there are potential problems. Many HB claimsin the PRS arise through a
changein circumstances, like job loss, but the tenancy will continue unless the tenant
moves out or it islost. In a situation where tenants who are not on HB are waiting it is
highly probably that landlords will let to these rather than to new customers on HB.
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In addition, Local Reference Rent restrictions on the amount of HB that will be paid
towards arent that is above these limits will mean that the rent/HB "gap’ hasto be
met from other sources, and will reduce the affordability, sometimes such that it is
impossibleto bridge. Thisis more likely to affect areas such as South
Northamptonshire, where prices and rents are higher than it does in cheaper city areas.
This could be determined in more detail from an HB data extract.

However, to avoid the possibility of overstating need this supply has been included in
full.

5.4 Shared and low cost home ownership

The “intermediate market' isincreasingly seen asimportant in balancing housing
markets. It isgenerally considered to consist of households in occupations who just a
few years ago would have expected to be able to buy. It was highlighted as an
important group in the previous housing market study for South Northamptonshire

Some local authorities and associations operate shared ownership registers which find
buyers for resales from their housing register, which can save agents fees, etc, but it is
not common.

Table 50. shared & low cost home ownership sales recorded in CORE 2003-4

Starter
Any other [Home
Shared  |shared Initiative -
Name of RSL Ownershipownership  [SHI Total
MIDSUMMER HOMES HA 5 1 6
NORTHAMPTONSHIRE RURAL HA 1 1
NOTTING HILL HOME OWNERSHIP Ltd 1 1
ORBIT FIRST STEPHA Ltd 1 1
Total 6 2 1 9

In 2002-3 there were eleven shared ownership sales.

Table 51. shared & low cost home ownership sales recorded in CORE 2002-3

Name of RSL Shared Ownership Totdl
BEDFORDSHIRE PILGRIMS 11 11
Total 11 11

The available data therefore indicates that the average supply from this sourceis
about 10 ayear. However, it is possible that not all shared ownership and low cost
sales are recorded in CORE, which will not capture any direct resales that do not go
through the housing association. Probably the most common method of selling
shared ownership isto “staircase out', selling 100% of the property while
simultaneously buying any equity share remaining with the association
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The nature and costs of shared and low cost ownership can now be investigated more
fully using CORE. However the sample sizeis small and not really statistically
reliable.

Most were first time buyers, with a mixture of household types.

Table 52. buyer and household type- low cost hone ownership 2003-4

First time buyer(s) Single adultTwo adults2+ adults & childrenOther  |Tota

Yes 2 3 2 1 8
No 1 1
Total 3 3 2 1 9

Just under half were the local authority housing register, but several did not know.
They were more likely to be private tenants.

Table 53. * previous tenure and whether on LA waiting list

Purchaser on LA waiting list * Previous tenure Crosstabul ation

Previous tenure

Renting Private |Owning Family
Purchaser on LA waiting listHA tenant |or buying |or friends (Totd
Yes 1 2 1 4
No 2 2
Do not know 1 2 3
Total 1 3 1 4 9

The extent to which low cost and shared ownership can and does meet housing need
is sometimes questioned. The detailed data allows thisto be looked at more closely.
It suggests that most purchasers combined incomes are above the modal value for the
district.

Table 54. = combined incomes of low cost & shared ownership buyers

Income of 2" person

Income of 1% person 0 12000 13500 14000 16000Total Total income
10000 1 1£ 24,000
10200 1 1£ 22200
13500 1 1£ 27,000
21234 1 1£ 21,235
25000 1 1£ 25,000
32000 1 1£ 32,000

Total 2 1 1 1 1 6|£ 25,239

Source : CORE

Most purchasers take a 50% stake in the property, and pay an average of just under
60% of the full mortgage costs at current interest rates + although these may be higher
than the rates they are paying.



Table 55. comparison of full cost mortgage and shared ownership cost

SO cost

total |Mortgage| as % of
service monthlylequivalent,  full

value |equity|resale grant |mortgage rate|depositmortgagecharge| rent | cost | (@6%) |mortgage
£ 110,000 50 | yes 49500 4.69 . 262.92 118.37|112.4|/393.69| £ 709 | 56%
£ 115,000 50 | no 54924 [3.75 2576 | 268.32 | 0 |136.45404.77| £ 741 | 55%
£ 120,000 50 | no 60000 [3.75 0 | 29442 | 0 1629245734\ £ 773 | 5%
£ 123,000 50 | no 55000 [5.53 6500 | 31829 | 0 |166.67/484.96| £ 792 | 61%
£ 133,000 50 | no 66500 [5.23 O 378.1 0 |179.17/557.27| £ 857 | 65%
£ 134,000 25 | yes | . 32495 |4.55/ 1005 | 164.48 . |177.2|341.68| £ 863 | 40%
£ 135,000 . . |20000 105000 |4.25 O |55289| O . |552.89| £ 870| 64%
£ 141,000 50 | no 70500 69| O | 46792 | 0 |189.17/657.09| £ 908 | 72%

£ 149,000 50 | no 70775 [3.78 3725 | 351.21 | 0O [199.17550.38

This appears to make shared ownership considerably more affordable than buying.
When the total cost approaches that of a full mortgage there is little incentive and
interest in this form of tenure. However, it is clearly attracting and being accessed by
people with higher than average incomes, although not in themselves high and fairly
typical of many key worker jobs.

Four of the nine shared owners came from within South Northamptonshire, three from
Northampton, and two from farther south.

Table 56. origins of shared ownersin 2003-4

Previouslocation Frequency Per cent
Enfield 1 11
Northampton 3 33
Oxford 1 11
South Northants 4 44
Total 9 100

Source CORE : NB ( very detailed data may breach confidentiality and should not be

published)
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Map 57. + origins and destination of new shared owners 03-4

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

5.5 Conclusions — supply of affordable housing

Adding these various sources together, taking a more optimistic view of supply, gives
the following predicted totals.

Table 58. + total predicted affordable supply 2005

sour ce projected supply
South Northamptonshire Council relets 203
Housing associations lets & relets 65
Private rented with Housing Benefit 150
Shared & low cost home ownership 10
Total 428

In practice current high prices in the housing market may reduce thisfigure, as
existing tenants are less likely to move out to buy releasing relets. This figure can
then be offset against the need estimates.
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6  Estimating housing needs

This estimate of housing needs is based on a combination of data on population and
household formation, moving households and migration patterns, incomes, and entry
level house prices, using techniques of data linking and geographical information
system analysis. It uses large datasets of existing or administrative records covering
most of the population of South Northamptonshire, rather than summarised and
sample data.

It isessentially aresidual needs estimate, which looks at the gross flow of households
moving and emerging in the local housing market which cannot afford entry level
owner occupation, on the basis of their income and imputed current equity. The
remainder are then deemed to be in need of some form of affordable housing, which
therefore covers all tenures, not just social rented.

The method is based on the current ODPM 'Local Housing Needs Assessment: a
guide to good practice', (DETR , 2000), although it goes beyond thisin various
ways, such as including an element of supply from the private rented sector and a
higher income:mortgage multiplier to reflect those available with lower interest rates.
The current guidance itself comments that :-

“ It isnot practicable to prescribe a fully detailed model which all authorities can
and should follow in a mechanistic way.” Page 104.

Indeed most of the enhancements and refinements applied tend to reduce the extent of
housing need and shortfall. The guidance itself is currently being reviewed and
updated, with the revised version due in late 2004.

It is comparable to the 2001 estimates but updated for incomes and house price
changes, and uses Census migrations data for the year 2000-01 which allows a direct
cross check on the figure for moving households derived from 2001 Council Tax data
before the Census became available.

The overdl district wide estimates of the shortfall of affordable housing supply as
compared with needs was initially carried out prior to the rest of this report in time for
an earlier deadline in July 2004. It therefore repeats and summarises some elements
covered elsewhere in the full report, although these are generally expanded and
anaysed in more detail in other sections.
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6.1 House prices
In 2001 the threshold level for entry level properties was taken as £95,000. Prices

have continued to rise since then, and indeed were rising fast even while the study
was progressing. Since 2001 prices have risen further by over 40%

Table & Chart 59. average house price increases in South Northamptonshire 2001-04

Semi-

Detached |Detached | Terraced Overdl

Av Price |Av Price |Av Price | Flat/Maisonette |Av Overdl
South Northamptonshire £ £ £ Av Price £ Pricef |Sales
Q1 2001 184418 | 103229 | 96385 55930 139651| 384
Q2 2001 194488 | 106396 | 99191 59967 153403| 630
Q3 2001 211949 | 119307 | 104012 64840 159829| 635
Q4 2001 199140 | 120990 | 102463 92805 148543| 567
Q1 2002 215561 | 122110 | 111171 78160 163984 | 406
Q2 2002 210859 | 127639 | 115152 74930 163695| 651
Q3 2002 233387 | 134382 | 125746 104418 174147| 682
Q4 2002 235850 | 147913 | 125773 123598 188278| 616
Q1 2003 231453 | 137824 | 136149 113254 175829 | 449
Q2 2003 242955 | 148231 | 144515 118442 193061| 497
Q32003 272157 | 166805 | 143921 115691 212269| 637
Q4 2003 263197 | 152161 | 142594 115118 199288| 677
Q1 2004 258382 | 152390 | 142516 125282 197180| 419
change 2001-2004 40.1% 47.6% 47.9% 124.0% 41.2%

Price rises by type 2001-2004

300000

250000

200000

150000 -

100000
Detached Av Price £
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50000 Terraced Av Price £
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Q3 2003
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The key indicator here is the entry level price, which dictates how difficult it isfor
households to access market housing. Thelevel at which thisis set isinevitably an
evidence based judgment, but new postcode level data from the Land Registry allows
it be analysed in more detail geographically and by type, although the datais limited
by the simplistic property classification used.

Chart 60. house price and sales profile 2003

Residential sales profile 2003
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source: Land Registry full postcode data

It is clear from this data that the cheapest level at which any significant numbers of
properties were available in 2003 was £110 - £120,000, and probably not until £120-
130,000 are sufficient numbers available to meet demand to any great extent. Only
183 propertiesin total out of 1,830 were sold for less than £110,000 in South
Northamptonshire in 2003, and it is also appears that many of these will have been
“outliers' in some way, such as due to very poor condition, perhaps farm buildings or
barns for conversion, or notional sales between relatives. For example 50 of these
sales were below £70,000.

A figure of £110,000 has therefore been taken as the entry level price to ensure that
needs are not over-estimated, although it should be noted that the evidence suggests
that thisfigureis on the low side.

There are of course variations in price across the district. This will be analysed in
more detail in the final report, and can also be considered at avery local level, such as
by site, village or part of an urban area, using the Housing Market Data Visualisation
System and detailed geographical data.
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6.2 Income:mortgage multipliers

The Guide to Good Practice contains a general comment that the “standard multiple
usually applied is three times the gross annual income for a single earner, with a
reduced multiplier e.g. 2.25 £ 2.5) for dual earner households ( page 57) , but the
discussion then sets out various alternative approaches and variables. Recent ODPM
considerations of housing needs methodology would appear to suggest that the
multiplier will be higher, or possibly variable, in future guidance

However, it is now apparent that higher multipliers are common and easily obtained.
A review of the on-line estimators for several magjor lenders quickly reveas that at
least 3.25 is now the norm, and over 4 times income can readily be obtained from
reputable high street lenders.

http://www.halifax.co.uk/mortgages/cal culators.shtml

http://www.nati onwide.co.uk/mortgage/tool how-much.asp
http://www.abbey.com/index/mortgage _home/mortgages info_and quides’/how muc
h can i borrow.htm

Products now include, for example, 1st Start mortgages from the Bank of Ireland,
which allows parents to help their children gain their first step on to the property
ladder by using the parents residual income as part of the overall maximum mortgage
caculation - see  http://www.mortgagearrangers.co.uk/BOl 1ststart.htm . The
example used on line shows a multiplier of 8.5 times the actual buyer'sincome.

Even if some of the very high multipliers that can be obtained are ignored as being too
risky in the event of interest rate rises, a higher multiplier seems appropriate. The
estimates have therefore been based on 3.5 times household income.

6.3 Other resources

Savings, deposits and equity are al regularly and increasingly used to assist with
house purchase. These can often be complex, trans-generational loans and gifts.

The Survey of English Housing also gives data on other resources. It can perhaps be
imputed from the data (see chart and table below) that between 1995 and 2003 about
50% of purchasers with a mortgage had proceeds from the sale of a previous home,
and about 40% had savings + but whether some households had both, (asthetotal is
112), and the extent of each cannot be determined from the summarised data. About
7/112 = 6% only had a mortgage with which to buy, and 9/112 = 8% borrowed or
received money from elsewhere, suggesting perhaps 14% who did not have extensive
other resources.
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Chart 61. sources of finance other than mortgages

Sources of finance besides mortgage by year of purchase
All households who bought current home with a mortgage
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Savings Proceeds from Gift or loan from  No other source -
sale of previous family or friend 100% mortgage

home

All households who bought current home with a mortgage

Before 19701970-791980-84(1985-89/1990-94(1995-03
Savings 64 46 37 32 39 43
Proceeds from sale of previous home 22 46 51 59 54 53
Gift or loan from family or friend 6 4 3 4 6 9
No other source - 100% mortgage 10 9 12 11 8 7
Total 101 105 104 106 107 112

source: Survey of English Housing

Land Registry ward level data also reveals that some 22.5% of purchasesin 2001
were with cash, without amortgage. In South Northamptonshire the overall average
figure of 14.5% was considerably less than the national average, with the highest
proportions of around 30% in Cogenhoe and Milton.
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Table 62. + cash purchases of residential property in South Northamptonshire in 2001

Number of
Transactionsby  |Type of
Dwelling Type - Sale- Type of Sale-|% of cash
Wardname Total Sales Cash Mortgage  |purchases
Cogenhoe 20 6 14 30.0%
Milton 21 6 15 28.6%
Yardley 45 12 33 26.7%
Bugbrooke 43 11 32 25.6%
Wardoun 44 11 33 25.0%
Rainsborough 63 14 49 22.2%
Danvers 41 9 32 22.0%
Astwell 41 8 33 19.5%
Kingthorn 32 6 26 18.8%
Brafield 22 4 18 18.2%
Hackleton 45 8 37 17.8%
Brackley East 133 23 110 17.3%
Potterspury 29 5 24 17.2%
Cosgrove 95 16 79 16.8%
Gayton 54 9 45 16.7%
Greatworth 36 6 30 16.7%
Blakesley 18 3 15 16.7%
Middleton Cheney 76 12 64 15.8%
Forest 45 7 38 15.6%
King's Sutton 45 7 38 15.6%
Towcester 206 29 177 14.1%
Heyford 37 5 32 13.5%
Tove 100 13 87 13.0%
Harpole 18 2 16 11.1%
Brackley West 421 46 375 10.9%
Salcey 57 6 51 10.5%
Deanshanger 173 18 155 10.4%
Roade 224 23 201 10.3%
Blisworth 31 2 29 6.5%
Grafton 31 2 29 6.5%
Slapton 17 1 16 5.9%
Kislingbury 18 1 17 5.6%
Totals 2281 331 1950
overall average 14.5% 85.5%

Disentangling this data at a local level to apply to moving households is not yet
possible, but in view of the evidence it has been assumed that:-

All existing owners will be able to buy to move
a 5% deposit will be availableto all buyers, so that they require a 95% mortgage.

This requires a household income of (£110,000 x 95%) /3.5 = £29,857 , taken as
£30,000.
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6.4 Incomes

Data on incomes in South Northamptonshire has been taken from CACI Paycheck for
2004 purchased for this project, which gives modelled incomes in £5,000 bands for
every postcode. Thisis based on lifestyle questionnaires that are completed by a
cross-section of the UK population. Many of these surveys have been returned
aongside guarantee certificates for white goods for example, whilst many others have
been completed as aresult of direct mail to specific individuals.

Thisisthen used to build regression models to predict the mean and standard
deviation of income for various geographic levels. Whilst lifestyle datais the main
input, Census data, CACI population estimates, ACORN (CACI's geodemographic
classification) and market research data are all used in the modeling process.

The incomes profile shows that the modal ( most frequently occurring ) income band
is £15-20,000 a year.

Chart 63. South Northamptonshire incomes profile 2004

South Northamptonshire Incomes profile 2004
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Based on this data, around half (50.7% ) of al households have incomes bel ow that
required to buy an entry level property.

Table 64. proportions of household incomesin band

Incomes band % in band cumulative
(0-5k) 2.6% 2.6%
(5-10K) 6.7% 9.4%
(10-15k) 9.8% 19.2%
(15-20Kk) 11.0% 30.1%
(20-25k) 10.7% 40.9%
(25-30K) 9.8% 50.7%
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The pattern of incomes also varies widely across the district.

Map 65.+ mean income by postcode

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

The geographical detail allows Paycheck to be linked with the Census data on mover
households at Output Arealevel, to attribute an income to these based on the incomes
profile for the Output Area which they are moving to. This indicates that of mover
households 59% have an income of |ess than £30,000 and so cannot afford to buy.
This is higher than the 50.7% of al households with incomes less than £30,000, and
appears to confirm that less well off households do move more often. This agrees with
the Survey of English housing which consistently finds that owner occupiers * the
tenure with the highest incomes + are less likely to move. It shows that around 7% of
owners mover each year, compared to some 42% of private renters. Due to the very
different numbers in each tenure, this is made up of just over a million owners
moving, representing 43% of the total of movers, but 830,000 private renters which is
36% of all movers. (See section on movers below)



6.5 Moving households

Data for people who moved in the year prior to the Censusin April 2001 gives atota
of 8,646 people with destination addresses in South Northamptonshire , and atotal of
7,253 who moved from addresses in the district. This does not mean that the
differenceisanet gain, as the Census cannot count those who move outside the UK,
while it should capture data on people who have moved in, and indeed this is shown

as acategory.

Applying the average household size to these figures gives approximately 3,458
households moving to destinations , and 2,987 moving from origins within South

Northamptonshire.

Asisaways found, many of these are moving quite short distances, but the number
originating from within the district isarelatively low figure. The top local authority
origins of movers show that considerably less than half of movers are from within the
district, with Northampton, Milton Keynes and Cherwell the main sources of

incoming households.

Table 66. origins of movers to South Northamptonshire in 2000-01

LA number movers from% of total

South Northamptonshire 2987 38.5% [cumulative from other LAS
Northampton 124 9.3% 9.3%
Milton Keynes 615 7.9% 17.3%
Cherwell 568 7.3% 24.6%
Aylesbury Vale 318 4.1% 28.7%
Daventry 170 2.2% 30.9%
Wellingborough 54 0.7% 31.6%
Wycombe 54 0.7% 32.3%
South Oxfordshire 49 0.6% 32.9%
Luton 42 0.5% 33.4%
Stratford-on-Avon 42 0.5% 34.0%
West Oxfordshire 42 0.5% 34.5%
Hillingdon 36 0.5% 35.0%
Mid Bedfordshire 36 0.5% 35.5%
Harrow 33 0.4% 35.9%
South Bedfordshire 33 0.4% 36.3%
Bedford 30 0.4% 36.7%
Dacorum 30 0.4% 37.1%
Wandsworth 30 0.4% 37.5%
Birmingham 27 0.3% 37.8%
Bristol, City of 27 0.3% 38.2%
Lambeth 27 0.3% 38.5%

Source: ONS Census Table MIG31. Totals of rounded cells may cause discrepancies in the totals

Thisis further strong evidence that South Northamptonshire should not be seen as a
housing market itself, but rather is heavily influenced and falsinto the housing
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market areas of the three surrounding larger urban areas of Northampton, Milton

Keynes and Banbury.

The largest proportion of movers are from South Northamptonshire and nearly 10%
from Northampton, so that the largest proportion by region is from the East Midlands,
but over a quarter are from the South East Region.

Table67. regional origins of all moversto South Northamptonshire 2000-01

NAME origins of movers % of total
South West 174 2%
South East 2054 27%
West Midlands 285 4%
East Midlands 4163 54%
East of England 372 5%
North West 177 2%
Y orkshire and The Humber 99 1%
North East 54 1%
London 330 4%
Total 7708 100%

NB does not include Scotland & Wales

These findings bear out those of the Household Survey carried out by the Planning
department in 2004, which found that for new developments of 5 or more properties
in the District constructed since 1996, some 65% of households moved into the
district from outside Northamptonshire. Of these 67% moved from the south-east
region.

The total of movers from the Census compares with the Council Tax extract total
from 2000-01 which after cleaning and aggregation by postcode to remove double
counting amounted to 2,400 households. The data extract total was recognised as
inevitably an undercount at the time because:-

some households that move will not be registered for Council Tax, and
aggregation by postcode will miss any multiple moves.

It neverthel ess shows that taking these factors into account the Council Tax data
extract gave a reasonabl e estimate, but which would also result in an underestimate
of need, which was again recognised in the 2001 study.

The Census data on movers gives around 9.4% (movers out) to 10.9% (moversin) of
households moving in the year, and the national averageis 11%. To be consistent
with the previous study the lower total of movers out only has been used, which will
therefore not fully take into account any needs entering the district, ( athough it may
be argued that most movers into an area like South Northamptonshire are likely to be
ableto afford).

However, on income alone over half of these movers out could not afford to buy an

entry level property . However , many of these will be owners with equity with which
to re-purchase housing, and this needs to be removed form the total .
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Figures from the Survey of English Housing 2001/2 show that around 42% of all
MOVers are OWners.

Table 68. - Current tenure of moving households 2000-01

Head of household resident |ess than ayear Frequency | Percent
al 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

Applying these genera proportions to the total of moving households gives 2,987 x
43.2% = 1,290 who are owners and are thus excluded, and 1,697 who are not owners.,

The incomes profile of movers can then also be applied to the total of non owner
movers = 1,697 x 59% = 1,001.

It should be noted that here the reductions for owners and income will be cumulative,
and so will double count as able to afford where an owner moving has an income high
enough to enable purchase of entry level housing. Asthisislikely to occur often, itis
therefore likely to result in a quite considerable understatement of needs arising from
mover households.

The basic need arising from the flow of mover households in the market is therefore
estimated at around 1,000 per year. Asthisisalready an actually occurring
annualised flow and not a backlog “stock' of need, it cannot be addressed over a
number of years, but will recur and needs to be met in some way each year until either
these household circumstances improve and they can obtain suitable housing
circumstances and settle, or the flow of affordable housing increases to meet the
demand flow ; £ which are effectively alternative sides of the same process.
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6.6 Emerging households

A further component of housing need arises from newly emerging households, which
are principally young people moving out of their parental home.

The Census movers data in Table MG301 includes some evidence on thiswith a
category of “ aperson had no usual address one year before the Census’. This
apparently does not mean literally homeless, but not in a permanent settled address ,
so perhaps moving between student halls and parents, or in some other essentially
temporary accommodation.

For South Northamptonshire this figure was 372 people, which on the basis of 2.5
people per household is 149 households. However, the number of people per
household is usually less for emergers, and the number of household may be more
like 180 to 200.

This figure can be compared with data from the Census age profile.

Table 69. South Northamptonshire age profile 2001

Age Range Total Males Females
0-4 4759 2442 2317
5-9 5348 2713 2635
10-14 5720 2992 2728
15-19 4558 2384 2174
20-24 3227 1732 1495
25-29 3927 2017 1910
30-34 5825 2853 2972
35-39 6901 3291 3610
40 - 44 6633 3356 3277
45 - 49 5828 2947 2881
50 - 54 6603 3319 3284
55 - 59 5250 2672 2578
60 - 64 3772 1930 1842
65 - 69 3179 1596 1583
70-74 2746 1299 1447
75-79 2184 962 1222
80- 84 1527 595 932
85 - 89 858 283 575
90 and over 448 111 337
Totals 79293 39494 39799

Source: ONS Census 2001

The 2001 Census data gives afigure for various age ranges, and because it is 2001
data the 15-19 band has been taken as the basis for the cohort of 22 year oldsin 2004.
This 15-19 band was atotal of 4,558 for the whole district for April 2001, but this
coversfive years, so the equivalent figure for asingle year cohort would be 912.

How this cohort might form new households and what they can afford then needs to
be considered. Recent longitudinal cohort studies of a 1970 birth cohort gives

68




evidence from alongitudinal study for emergers who would have been forming new
households in the late 1980s/early 1990's. The datawas collected in 1996. The data
indicates that most households move out around the age of 18, 19, 20, so that by 22
over 90% appear to have moved. This age has therefore been taken as the point at

which housing demand from this group becomes active and highest.

Table 70. Housing circumstances of 1970 birth cohort

Year |Age

moved |moved

into to Buying Have %

current |current [Own  |on Rented |Rented |Rented moved |apparently

address |address |outright [mortgage (LA/HA)|(private) [(other) |out moved out
1987, 17 1 8 10 1 20 27%
1988 18 5 26 25 2 1 59 48%
1989 19 2 64 39 3 108 2%
19900 20 7 177 54 10 2 250 84%
1991 21 13 320 77 25 4 439 89%
1992 22 20 434 103 48 7 612 92%
1993 23 22 635 163 107 11 938 91%
1994 24 41 751 175 251 27 1245 88%
1995 25 38 789 240 604 51 1722 86%
1996/ 26 23 318 102 341 35 819 82%

Source: UK Data archive. 1970 birth cohort longitudinal study 1996.

This number is agenera indicator of potential new households for any year in

present circumstances, although there may of course be variable delays before the
members of any particular cohort form separate households. Delays in moving out for
whatever reasons may reduce the demand and need in the short term, but aso build up
a backlog which will need to emerge later.

There are al so indications and much anecdotal evidence that young people are tending
to stay in the parental home for longer. This may be due to difficultiesin obtaining
independent accommodation, or to some degree due to choices, but separating theseis
not at all easy.

Table 71. 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
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6.6.1 Students going to University

In addition, increasing numbers of young people's first move from the parental home
isto go to University. An average of just over 400 (405) people from South

Northamptonshire were admitted to University in 1997 & 98, and the figures show a
substantial increase of almost a quarter over the two years for which datais available.

Table 72. £ University entrants 1997 & 98, by ward

Numbers, Numbers,
Numbers, Numbers, University University
University University applicantswho |applicants who
applicantswho |applicantswho (were successful,were successful,
were successful ,were successful ,[Aged under 20, |Aged under 20,
ward All Ages, 1997 |All Ages, 1998 [1997 1998
Astwell 10 10 10 10
Blakesley 20 10 15 10
Blisworth 10 10 10 5
Brackley East 25 20 20 20
Brackley West 20 25 20 20
Brafield 10 0 10 0
Bugbrooke 15 15 10 15
Cogenhoe 15 15 15 15
Cosgrove 5 10 5 5
Danvers 10 20 10 15
Deanshanger 15 20 15 15
Forest 20 10 20 10
Gayton 15 15 10 10
Grafton 5 10 0 5
Greatworth 15 5 10 5
Hackleton 15 10 15 10
Harpole 10 5 10 0
Heyford 10 10 5 10
King's Sutton 0 5 0 5
Kingthorn 15 20 15 20
Kidlingbury 5 5 0 0
Middleton Cheney 10 10 10 10
Milton 5 5 5 5
Potterspury 10 5 10 5
Rainsborough 15 15 15 15
Roade 10 15 10 10
Salcey 10 10 10 5
Slapton 10 5 10 5
Tove 10 10 10 10
Towcester 45 50 40 45
Wardoun 10 5 10 5
Yardley 20 10 15 5
Totals 420 390 370 325

All are assumed to be potential emergers and to go away to University, so the total of
young people who could potentially stay in the areais reduced by 405 to give 507,

taken as 500.
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When it comes to forming new households these individuals moving out will form
couples, share with others, or may live alone. “Sharing and pairing' factors must
therefore be applied to the adjusted basic figures of emergers.

Some indication of the resultant number of householdsis aso givenin alongitudinal
study on data by the Joseph Rowntree Trust - "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 have left 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 and behaviour
patterns can change. The results on household formation were: -

Table 73. Household formation among the 1958 birth cohort:
JRT Household Study, 1995 |

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 apartner 58.90% 67.40% 28.90% 42.80%
remain at home 10% 5.60% 1.70% 0.20%

averages as % 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 92.20%
home

total % of 100%

leavers

The result of applying these factors to the cohort of 22 year oldsis that some
households will result from the starting total, also alowing that 10% of them will not
move out at all. The average number of person per household derived from this

pattern of emergence for those who did not live away from home as studentsis 2.05,
and will give rise to about 240 to 250 new households.

So, on these assumptions and evidence, if al those not leaving the district to go to
University stayed within South Northamptonshire, about 240 new households would
add to demand for housing in 2004. Thisis higher than the Census figure for new
households of about 180 to 200, but of asimilar order. Itisalso likely that in an
expensive area like South Northamptonshire some emerging households will seek
affordable in the nearby urban areas of Northampton, Milton Keynes and Banbury.

The proportion of these households that may add to the need for affordable housing

must also be considered.




The incomes of these newly emerging households will 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.

Datafrom the new earnings survey consistently suggests that young persons incomes
are around 50% of adult household incomes, but they aso often have more than one
income at the time of forming a new household. In view of the lack of better data, the
same affordability factors have been applied to emerging households as to adult ones.
Thiswill again result in an overstatement of their ability to afford.

However, if asfor adult movers 59% cannot afford entry level owner occupation this
gives about 140 emerging households per year needing affordable housing. If the
figure derived from the Census for actua emerging households moving to the district
is used, of those who actually moved to the district this figure would be around 120.
This raises questions about whether new household choose or are forced to move
away to find more affordable housing, and how to take account of this. On balance,
however, the lower figure of 120 is used to avoid the possibility of overstating needs.

However, it increasingly appears that there are other factors at work. A 2004 survey
by MORI for the Joseph Rowntree Foundation of home-owning parents of 18 to 29
year-olds revealed that more than half who expect their children to become
homebuyers think they won't succeed without a substantial financial contribution.

The average sum identified as alikely gift or loan is £17,000, but the figure in the
North of England, where starter homes are least expensive, is significantly lower at
£7,220, rising to £23,670 in the South, where prices are highest and housing shortages
most acute.

The survey found that a majority of parents who are prepared to help believe they can
find the money without changing the financial arrangements for their own home, but
onein five (22 per cent) are prepared to borrow to raise capital for their children.

When asked if their child would be able to set foot on the housing ladder without
parental financial support, fewer than half (45 per cent) said it was likely, compared
with 52 per cent who thought it was not. Nearly half (47 per cent) anticipated that
they would be willing and able to offer financial support, with most saying it would be
in the form of a gift, rather than a loan.

Some of thisistherefore in effect recycling housing equity across generations within
families. It poses not only further technical problems for estimating housing needs,
but also raises political issues .

Isit right to include afactor for resources of this nature in estimating needs,
which would assume that it is a valid and sustainable source for a proportion
of emerging households

the effect of additional resources such as this may well be simply to push up
house prices further, so including it would in effect be self defeating.
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Some element for this resource can be included, but it is clearly very speculative and
questionable. If the tenure origins of emerging households is assumed to reflect the
genera tenure pattern in the district, then 78% of emerging households would come
from owner occupation, representing 94 of the 120 emergers who cannot afford on
income alone. If 47% of these would receive parental help, then 44 would become
able to afford, leaving 76 needing some form of affordable housing.

6.7 Debt

The growth of "Intermediate Housing' products such as low cost and shared
ownership has recently revealed another issue facing households seeking to obtain
affordable housing + that of debt. These products often require afinancial
assessment, and the presence of debts can have a direct effect on the ability of some
households, often the main household types and client groups which would be the
target of such products, to raise even the more limited mortgage for part equity in a

property.

For young people in particular debts from student loans, credit cards and even
Council Tax have become more common, asis revealed by recent research. The
overall average household debt in the UK isaround £7,000. The average student debt
isnow £12,100, according to Barclays@nnual graduate survey, a 10 per cent increase
since last year and a’ 500 per cent rise since 1995. It is expected most graduates will
have to work for 10 years before they are out of thered. A study published in the
National Institute Economic Review found that tuition fees have been passed directly
into debt: with the average figure rising in line with the increase in tuition fees.

Housing associations and allocations officers have become more aware of the redlity
of this as a problem preventing these househol ds from gaining access to Shared
Ownership housing. CORE data suggests that housing associ ations often target
people coming out of relationships with equity from a split property for shared
ownership, and athough this group may well have some housing need, it may not
always be the group for which thistype of provision is always intended.

More detailed statistics on the extent of debt are available from companies such as
Experian, and South Northamptonshire Council intends in future to try to incorporate
thisinto affordability estimates so that Intermediate Housing products can take it
more into account.

6.8 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 crisisin 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 aways, 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. However, some
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homeless households will already be counted in the estimates of emerging and
moving households.

The 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, especialy if they fed that they will not be housed. In generd, this has
often tended to apply to young single and childless people, who may often go to other
voluntary agencies for advice or seek private sector housing directly. Thereisaso a
difference between those presenting as homeless and those for whom responsibility is
accepted by the local authority, and this proportion varies considerably between
councils.

6.8.1 Extent of homel essness acceptances

There were 122 households who presented to the council as homeless over the period
April 2003 to March 2004, and the total number of cases where responsibility was
accepted was 62, which is 51%.

Households for which responsibility was not accepted are also general evidence of
housing needs .

Table 74. decisions on homeless presentations 2002-3

1. Eligible, unintentionally homeless and in priority need 62 51%
2. Eligible, homeless and in priority need, but intentionally so 7 6%
3. Eligible, homeless but not in priority need 14 11%
4. Eligible, but not homeless 33 27%
5. Ineligible households 6 5%
6. Total decisions (sum of 1to 5 above) 122 100%

Source: P1E returns

The causes of homelessnessin 2003 3 were mainly parents, relatives or friends no

longer willing to accommodate, relationship breakdown and loss of rented

accommodation.
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Table 75. South Northamptonshire reasons for homel essness 2002-3

Reason for homelessness Number % of total
1. Parents no longer willing or able to accommodate 12 19.4%
2. Other relatives or friends no longer willing or able to accommodate| 8 12.9%
3. Non-violent breakdown of relationship with partner 5 8.1%
a. Violent breakdown of relationship, involving partner 8 12.9%
b. Violent breakdown of relationship, involving
associated persons involving associated persons 0 0.0%
c. racially motivated violence 0 0.0%
d. other forms of violence 1 1.6%
a. Racially motivated harassment 0 0.0%
b. Other forms of harassment 0 0.0%
6. Mortgage arrears (repossession or other loss of home) 1 1.6%
7. Rent arrears on:
a. Local authority or other public sector dwellings 0 0.0%
b. Housing association or other registered social landlord dwellings 1 1.6%
c. Private sector dwellings 0 0.0%
8. Loss of rented or tied accommodation due to:
a. Termination of assured shorthold tenancy 11 17.7%
b. Reasons other than termination of assured shorthold tenancy 9 14.5%
9. Required to leave National Asylum Support Service accommodation O 0.0%
10. Iniingtitution or care (e.g. Hospital, residential home, prison etc.) 1 1.6%
11. Other (including homeless in emergency,
returned from abroad, sleeping rough or in hostel) 5 8.1%
12. Total households 62 100.0%

Source P1E returns

Parents and others no longer willing are reasons which will result in some households
moving each year, or could also be young people leaving home, so are likely to be
counted in the movers or emergerstotals. Relationship breakdown islesslikely to
appear in movers or emergers totals, but can sometimes be considered by

homel essness staff as not resulting in permanent need as often.

Overdl, dl the no longer willing cases have been removed, (shown initalics) and
50% of the relationship breakdown cases (shown in bold) . Thisleaves 36 of the

origina 62 cases as potentialy adding to the overall needs totals
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Adding the different components of housing need together gives:-
Table 76. total estimated housing need

Need from flow of mover households 1001
Need from emergers unable to afford and with no parental help 76
Homel ess cases not counted € sewhere 36
Total 1113

6.9 Housing supply

The supply of housing, and especially of affordable housing, is akey element in the
equilibrium of local housing markets. Turnover in social housing can itself be a
significant component of need in some areas. Housing supply in South
Northamptonshire will be analysed in more detail in the fuller assessment to follow.
For assessment of overall need in the district, however, overall figures for the supply
of affordable are sufficient for a basic arithmetical summary.

The main sources of supply of social rented housing are local authority and housing
association relets . HSSA returns by local authorities to ODPM give totals for these,
and cross check datais aso available from the lettings database system, and for RSLS
from the CORE COntinuous REcording of lettingslogs. The figures used are of
total lets, including transfers, as part of a gross flows approach.

Table 77. supply of social housing lets

2000/01 | 2001/02 | 2002/03 2003/04 projected | average
SNC lets 219 167 189 208 193 196
RS_s CORE 65 73 67 63 64 67
RSLs HSSA 122 59 108 93 86 96
Higher Totals5279 292

Source: HSSA returns and CORE

CORE figures give atotal of just 67 lets for 2002-3 compared to 108 in CORE, -
reason for the large discrepancy is not known, but possibly two years have been
conflated in some way, or lets tracked over different periods. In view of the larger
figure for the HSSA thistotal is used, asthiswill avoid the possibility of
undercounting supply and thus overstating need. The higher average figure of 292 for
total social housing supply is also used for this reason.

In addition to socia supply, some housing need may be met by the private rented
sector through lets with the support of Housing Benefit.

Using 121 and 122 returns to the Department of Works and Pensions, an estimate can
be made of thetotal of Private Sector Housing Benefit cases in the district.
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Table 78. Housing Benefit cases February 2002, with RSL HB

LA RSL |NON
All % stockNon RSL |RSL |HB RSL
HB |populationLA (2002 LA |stock [HB % [number|HB
South Northamptonshire 2,067,  3.30%1,5403,025 527| 536 35% 188 339

Sources: DWP 121 and 122 returns, and CORE RSL |ettings data

Thisgives an estimated total of 339 Private Rented Sector |ets supported by Housing
Benefit in the district. However, it is not the stock of PRS HB lets, but the flow of

lets each year that could potentially meet housing need. This does assume that the | et
will again be to someone who cannot afford to buy and therefore needs Housing
Benefit, which isincreasingly less likely to be the case, but it is a source of affordable

lets that should not be ignored.

The Survey of English Housing gives figures for the turnover in each tenure.

Table 79. Whether moved in the last year by current tenure England 2001/2
Whether
moved in
the last
Current tenure year Tota
All household reference persons Yes| No thousands
Owned outright 172 | 5652 5824
Buying with a mortgage 752 | 7700 8452
All owners 92413352 14276
Rented from:
council 267 | 2517 2784
RSL 166 | 1074 1240
All social rented sector tenants 4323591 4023
Rented privately:
unfurnished 487 | 920 1407
furnished 319| 235 553
All rented privately 805 | 1155 1960
All tenures 216218097 20259
percentages
Owned outright 3| 97 100
Buying with a mortgage 9| 91 100
All owners 6 | 94 100
Rented from:
council 10 | 90 100
RSL 13| 87 100
All social rented sector tenants 11| 89 100
Rented privately:
unfurnished 35| 65 100
furnished 58 | 42 100
All rented privately 41 | 59 100
All tenures 11| 89 100

Source: ODPM Survey of English Housing
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Based on this data, 41% of private rented sector tenants move each year. Applying
this proportion to the total of HB cases gives 339 x 41% = 139 private | ets per year
which could beto tenants on HB and therefore made affordable. Thisfigureis

therefore added to the total of affordable supply to give :-

Table 80. * total annual affordable supply

2000/01 2001/02 2002/03 2003/04
SNC lets 219 167 189 208
RSLs HSSA 122 59 108 93
PRSHB 140 140
Totals 437 441

Sources. HHSA, 121 & 122 returns & SEH
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6.10 Shortfall of affordable housing

Based on the estimates on this data and evidence based assumptions, the total shortfal
of affordable housing istherefore :-

Total annual need = 1,113
Total annual affordable supply = 441
Annual shortfall = 672

Rounded to a shortfall of 650 affordable lets or low cost salesin the flow of supply
each year, thisfigure is most of the average annual total of new housing devel opments
in the district.

Table81. £+ Housing Completions (1988 + 2003)

Y ear Completions
1988 - 1989 469
1989 - 1990 246
1990 - 1991 274
1991 - 1992 321
1992 - 1993 204
1993 - 1994 409
1994 - 1995 354
1995 - 1996 440
Sub-Total (1988-1996) 2717

County Structure Plan (1996 + 2016)

1996 - 1997 556
1997 - 1998 636
1998 - 1999 462
1999 - 2000 515
2000 - 2001 576
2001 £ 2002 647
2002 - 2003 993
Sub-Total (1996-2003) 4385
Total (1988 + 2003) 7102
average completions per year 1996-2003 626

Source:  South Northamptonshire Local Plan Monitoring Report No.10 (2002 + 2003)

2002-3 was apparently an exceptional year, with 600 compl etions on one site, but has
been included in full.
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Thisis of course practically impossible to meet, but logically there is no connection
between the need for more affordable housing in an area and new supply; because
most housing isresales or lets of existing stock, and it isthisthat is unaffordable to
households who do not already have equity, or incomes well above the average.

The position will also worsen if pricesrise further. At base, it is a shortage of supply
of more affordable housing that creates the shortfall.

This basically leaves the local authority with a policy judgement to make on what
proportion of affordable housing to require on new devel opments, based on
practicality and achievability, as figures up to 100% can be justified.

Nevertheless, it is aso important that this supply meets arange of needs, not just that
for social rented housing, as inability to afford now stretches higher up the incomes
scal e to households who will wish and expect to buy in some form eventually, and
provision of social housing alone would be unlikely to meet all aspirations.

On balance the current figure of 40% of all new development as affordable, split
approximately between 25% rented and 15% low cost and shared ownership
depending on the local circumstances and site, would seem to be fully defensible and
assist moves towards better a better balance in local housing markets.

6.11 Housing needs by parish cluster area

South Northamptonshire covers alarge area and has different housing submarkets
within it, and many villages with different characteristics. South Northamptonshire
Council has developed several parish clusters through which to consider and develop
policy on housing markets. Parishes are often amore useful geographical division
through which to consider housing, as they represent real divisions which those
looking for housing or to move recognise more often. The clusters suggested are
shown in the map below.
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Map 82.+ combined parish clusters + indicating housing markets for analysis and planning

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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The needs for each of these, showing the relevant factors in making the estimates, are in the table below. These give amore localised
assessment, but will not be fully commensurate with the district wide estimates as the local estimates of price vary more. The parish level
estimates are therefore lower than the overal total, but the shortfall of affordable housing compared to supply is now so large that thisis unlikely
to make any practical differenceto policy.

Table 83. £ shortfals of affordable housing by parish cluster

non

owner Emer |Emer Afford
moversage[Emerigers  |gers Total|able PRSShort
inc: % below (all exclude unable |20 |gers |stayingunablegHomeneed |Supply withfall in
below Entry % mortgae |income |house owner |non |to to |age |in to Less |per |- RSLHB |parish
threshold |level price |borrowedimultiplierthr esholdholds|owner smoversmoversjownersafford 24 22 |SNC |afford jness |area |Council|lets [lets |cluster
variables
& factors  |entryleve 959%03.5 43%) 40% 60% 36 150
Brackley £ 120,000 £114,000| 32,571 48.2% 7271 80% 837 3600 477) 230869 174 70 42 5 276 57 24 35 160
Cogenhoe
And Whiston| £ 130,000 £123,500| 35,286 60.5% 3282 77% 280 121 160 97|264) 53 21 13 5 114 35 2 16 61
Deanshanger | £ 140,000 £133,000| 38,000 57.6% 2955 81% 250 108 143 82342 68 27 16 5 103 15 1 14 73
Harpole £ 120,000 £114,000| 32,571 53.6% 3909 82% 295 127 168 90374 75 30 18 5 113 24 3 19 67
Litchborough| £ 130,000 £123,500| 35,286 52.4% 1497| 75% 142 61 81 421135 27| 11 6 5 53 177 20 71 27
Middleton
Cheney £ 140,000 £133,000| 38,000 69.7%) 4402 77% 385 165 219 153375 75 30 18 5 175 33 0 21 121
Milton
Mal sor £ 140,000 £133,000| 38,000 58.8%| 2378 79% 175 75 100 58190 38 15 9 5 72 30 4 11 27
Towcester |£ 130,000 £123,500| 35,286 59.2% 5566 75% 561 241 320 189293 59 23 14 5 208 40 24 27 117
Totals 31260 2925 942 136 1114 251 60 150 653

The types of housing required are considered in the section on housing preferences, choices and needs, but are best assessed on a site by site
basis as and when they occur.
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Following consultations with parish councils and village residents, the parish clusters were revised in severa placesto reflect local perceptions
of links and affinities. The changes are shown in the map below. These are intended merely to help in considering needs, supply, and how
parishes might work together, but not to become too rigid and dictate thisin any way.

Map 84.+ combined parish clusters + indicating housing markets for analysis and planning
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7 Housing preferences, choices and needs

Housing need is a complex concept when it considered in more depth, and can mean
different things to different people. The Housing Market Assessment manual gives
three ways of conceptualising it, originaly based on academic analysis (Spicker,
1989).

¥ Normative need, which is a measured according to minimum standards set by
professional experts or through policy. How local authorities provide and
allocate public funds to meet these identified needs of particular households
has traditionally been the focus of Housing Needs A ssessments.

¥ Expressed need, which is “enacted’ need or need expressed through the
actions taken by individuals in order to meet their housing requirements. This
is often regarded as equivalent to "demand’, although isin effect met demand.

¥ Felt need, which encompasses the aspirations and preferences of households
but which is not necessarily translated into “expressed’ need through the
meeting of that need. Again, it can be argued that there is some crossover
between felt need and latent demand .

To these can also be added:-

%, Comparative Needs : These are based on judgements by professionals as to
the relative needs of different households. The housing register queueisan
example of this type of approach.

These can al be present for the same household in the same circumstances seen
through different perspectives. Traditional points-based allocation systems have
given priority to normative and comparative needs at the expense of felt and
expressed needs. Little account may have been taken of how a household views its
own circumstances.

However, people have their preferences and may refuse offers which do not meet
these for various reasons, some barely related to the quality of the actual housing at
all, - often evenif they might be perceived officially' asin considerable need.
Increasingly normative need does not outweigh felt need, so that housing choices are
increasingly important. The trade offs households make are not the same as those
others might expect. Choice based |ettings approaches attempt to modify the balance
between these categories of need.

7.1 Housing preferences

Housing preferences and choices encompass a wide range of factors, and in a
widespread rural arealike South Northamptonshire the location in the many villages
isimportant to many applicants for housing. This can exacerbate imbalances between
supply and demand, as there are some villages where there is very little social housing
stock. Right to buy is also more frequent in popular villages.

The distribution of the remaining South Northamptonshire housing stock is shown in
the map below and following table.
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Map 85. South Northamptonshire Council + housing stock by settlement and village

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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Table 86. South Northamptonshire housing stock 2004 + by village and property type

SHELT
BEDBUNG MAISON|SHELT |BUNG [SHELT

village SIT ALOW|FLATIHOUSEETTE |BEDSITALOW |[FLAT |Total

ABTHORPE 6 8 14
ASHTON 2 24 26
ASTON LEWALLS 3 9 12
AYNHO 4 22 26
BLAKESLEY 7 7 14
BLISWORTH 39 4 65 108
BODDINGTON 10 10 20
BRACKLEY 14, 108 145 33 19 24 343
BRADDEN 3 3
BRAFIELD 37, 11 53 101
BUGBROOKE 48 19 102 169
CHACOMBE 13 18 31
CHARLTON 13 4 25 42
CHIPPING WARDEN 15 7 20 42
COGENHOE 23 16 19 58
COLD HIGHAM 9 9
COSGROVE 5 22 27
CROUGHTON 18 16 34
CULWORTH 32 32
DEANSHANGER 21 8 68 40 1 138
DENTON 23 20 43
EVENLEY 4 11 15
EYDON 2 5 14 21
FARTHINGHOE 3 15 18
GAYTON 10 13 23
GRAFTON REGIS 8 8
GREATWORTH 9 19 28
GREENS NORTON 20 22 68 6 25 141
HACKLETON 42 56 98
HARPOLE 3 38 24 2 67
HARTWELL 16 21 35 72
HELMDON 12 30 42
HOUSING 13 1 10 24
KINGS SUTTON 44 24 176 3 15 1 263
KISLINGBURY 24 5 74 103
LITCHBOROUGH 2 13 15
LITTLE HOUGHTON 8 6 11 25
MAIDFORD 7 9 16
MARSTON ST LAWRENCE 3 7 10
MIDDLETON CHENEY 68 5 119 14 6 212
MILTON MALSOR 8 31 24 8 71
MORETON PINKNEY 6 11 17
NETHER HEYFORD 13 40 53
OLD STRATFORD 8 16 24
OVERTHORPE 5 5 10
PATTISHALL 17 35 52
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PAULERSPURY 14 51 65
POTTERSPURY 20 57 77
QUINTON 6 6
ROADE 3 31 113 36 2 185
ROTHERSTHORPE 10 2 12
SHUTLANGER 12 11 23
SILVERSTONE 29 15 108 152
SLAPTON 5 1 6
STOKE BRUERNE 4 3 11 18
SULGRAVE 3 5 28 36
SYRESHAM 11 36 47
THORPE MANDEVILLE 1 12 13
TIFFIELD 3 3
TOWCESTER 97] &3 290 3 22 465
UPPER HEY FORD 11 11
WAPPENHAM 2 1 3
WESTON & WEEDON 9 8 17
WHITFIELDS 1 1
WHITTLEBURY 8 11 19
WICKEN 10 6 16
\WOODEND 6 6
YARDLEY GOBION 10 28 38
YARDLEY HASTINGS 18 41 59
Total by property type 13 893 381 2403 33 25 181 69 3998
% of property type 0.3% 22.3% 9.5% 60.1% 08% 06% 45% 1.7%100.0%

The stock total in each village is not by itself enough to predict supply, asthis
depends on properties coming available for re-letting. This can be very haphazard
and slow, with some villages having hardly any turnover at all.

The South Northamptonshire lettings policy allows applicants for housing to choose
as many asthey like of 79 village and lettings areas ( which includes ™ any ') by
ticking boxes, without any ranking of these preferencesinto first choice, second
choice, etc. In many authorities applicants are often told by staff that applying for a
particular village would be pointless, and their choices are guided towards areas
where there is expected to be more supply + often the less popular areas. The
application form merely specifiesthat “ You must be willing to consider an offer of
accommodation in any area selected” .

Nevertheless, in an open choice system, people can tick anything they wish, and

clearly do so. Thisisreflected in the number of what are probably “hope value
preferences expressed for some villages with hardly any stock at all.
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Map87. + preferences for each village ticked by housing register applicants 2004

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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The table below shows the "demand ratio' for each village.
Table 88.x number of preferences by village, and preferences to stock ratio

Prefer Prefer
PREFE ences: PREFE ences:

VILLAGE RENCEs | stock [VILLAGE RENCEs  |stock
WHITFIELDS 87 87.00 |[CHARLTON 134 3.19
TIFFIELD 127 42.33 |[NETHER HEYFORD 157 2.96
WAPPENHAM 74 24.67 WESTON & WEEDON 50 2.94
BRADDEN 56 18.67 |POTTERSPURY 202 2.62
QUINTON 101 16.83 |SYRESHAM 123 2.62
GRAFTON REGIS 90 11.25 [MILTON MALSOR 185 2.61
ROTHERSTHORPE 128 10.67 |PATTISHALL 132 2.54
EVENLEY 159 10.60 |PAULERSPURY 165 2.54
STOKE BRUERNE 179 9.94 MAIDFORD 39 2.44
FARTHINGHOE 169 9.39 HARPOLE 162 242
OVERTHORPE 90 9.00 |[MORETON PINKNEY 40 2.35
UPPER HEY FORD 97 8.82 HELMDON 96 2.29
WHITTLEBURY 160 8.42 |CULWORTH 72 2.25
SLAPTON 49 8.17 |SULGRAVE 80 2.22
WOODEND 49 8.17 |BLISWORTH 236 2.19
MARSTON ST LAWRENCE 81 8.10 [HARTWELL 146 2.03
ABTHORPE 104 7.43 |DENTON 85 1.98
OLD STRATFORD 176 7.33 |KISLINGBURY 183 1.78
BLAKESLEY 95 6.79 |[EYDON 37 1.76
WICKEN 97 6.06 |COGENHOE 99 171
GAYTON 137 5.96 |BODDINGTON 33 1.65
COLD HIGHAM 49 5.44 |CHIPPING WARDEN 61 145
COSGROVE 144 5.33 |SILVERSTONE 212 1.39
SHUTLANGER 108 470 |YARDLEY HASTINGS 80 1.36
THORPE MANDEVILLE 61 4.69 |BUGBROOKE 221 131
CHACOMBE 132 4.26 |ROADE 229 1.24
ASHTON 110 423 |DEANSHANGER 165 1.20
YARDLEY GOBION 160 421 |BRACKLEY 390 1.14
AYNHO 108 415 |TOWCESTER 450 0.97
GREATWORTH 113 4.04 |MIDDLETON CHENEY 201 0.95
ASTON LE WALLS 48 4.00 |BRAFIELD 94 0.93
LITTLE HOUGHTON 94 3.76 |HACKLETON 88 0.90
CROUGHTON 124 3.65 |[KINGSSUTTON 179 0.68
LITCHBOROUGH 53 3.53 |GREENSNORTON 38 0.27

In many cases the villages with least SNC stock have the highest demand ratios, while
those with larger stock have the lowest, but total demand is higher for the settlements
with more stock . The correlation between the two is 0.79, athough the relationship is
not linear or smple. What may be occurring is areflection of amixture of “realistic'
and "hope' preferences, with actua trade offs made when offers are available. The
average number of combinations of choicesis 8.6 for each applicant. Thiswould
reflect housing choice behaviour in other tenures, where home hunting is more in the
control and the responsibility of the household itself.
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7.2 Applicant and tenant profiles and preferences

The age profiles of new applicants and current tenants wanting a transfer indicate that
thereis now a strong demand from househol ds where the head is aged 30 to 40.
Thereisadight peak at the same age band for transfers, but much less pronounced.

Chart + age profiles of new applicants and tenants wanting transfers

Applicants by age and new or transfer
350
300 /A\ —new applicant
250 transfer - current tenant
200 -
150 [~
100 -
50 7/ ~
O /A T T T
under 20to 25to 30to 40to 50to 60to 70to 80to over
20 25 30 40 50 60 70 80 90 90

Over recent years atrend has frequently been identified of a hollowing out' of the
age profile of existing Council tenants, with fewer in the middle age ranges and more
younger and older . The SNC tenancy management database does record birth dates
which can be used to derive ages, but these are missing for 85% of records.

However the Status tenants satisfaction survey carried out in 2004 gives an indication
of the age profile. This does show a hollowing out of the age profile, but above the 54

age group.
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Chart 90. Age profile -South Northamptonshire tenants - respondents to Status
survey

Age of tenants responding to survey

16 - 24 |
25-34 |[]
35-44 []
45 - 54 []
55-59 |
60 - 64 [
75+
Total

65 -74
unanswered ||

A possible interpretation of these patternsis that households who could afford to buy
in the 80s and 90s tended to do so, leaving proportionally fewer of them, now in their
50s, in Council tenancies. As pricesin the housing market have risen, however,
more younger households in the 30-40 age band have moved into local authority
housing , and the demand is nhow greatest from this age group by a considerable
amount.

This raises questions about their current circumstances and chances of actually
obtaining housing, asin asituation of shortage allocations will tend to go to those in
greatest normative need + perhaps by going through homel essness procedures, for
example, and not reaching those in less serious circumstances, such as private renting
or with parents.

The preferences expressed by applicants also help give an indication of the size of
housing required to meet need. Most applicants give more than one option for the
number of bedrooms they want.

Table 91. number of bedrooms wanted options

number of bedroom options count

1 option 414
2 options 418
3 options 91

4 options 31

5 options 4
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Here again, it islikely that these reflect both ‘realistic' and "hope' preferences, and in
asituation of shortage the local authority is unlikely to allocate more bedrooms than
needed according to its policy unlessit is an unpopular property type or location.

Chart 92. overal bedroom requirements from Housing Register data

Overall bedroom requirements

4000

3500

3000

2500

2000 A

1500 -

1000 -

500 A

0 ! ]
bedsit 1 bed 2 bed 3 bed 4 bed 5 bed

On the basis of this evidence, the types of affordable housing required would be

Table 93. profile of affordable housing sizes required

bedsit 1 bed 2 bed 3 bed 4 bed 5 bed
133 2201 3396 1959 579 9
1.6% 26.6% 41.0% 23.7% 7.0% 0.1%

This profile should not necessarily be applied to the types of any new affordable
housing needed, however, as this judgement also needs to take account of the type of
supply coming from relets. Bedsits and 1 bed flats are now often seen as less
desirable by many, and would not be a popular addition to stock which would meet
longer term needs, although they would no doubt be let readily and meet some needs
for aperiod.

These judgements are also best made using detailed and up to date local datafor each
village or scheme when it isidentified, rather than pre-specified in abstract. The
availability of detailed data from many sources and the means of handling and
analysing it makes this possible in quite short time scales.
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8 Older persons housing and other special needs

8.1 Housing for older people

Housing for older peopleis of particular interest for South Northamptonshire Council,
for a number of reasons:-

Like many similar authorities, it has a substantial number of properties
designated for older people, some of which isnow not so easy to let.

The population generally isageing, and on demographic trendsit might be
expected that there would be an increased demand and need for older persons

housing.

On the first point, when local authorities were still building new housing targeting this
at older people was often justified on the basis that it would release larger houses
when tenants whose families had left moved to smaller properties. Changing
expectations, wealth and family/work patterns have probably meant that this does not
happen as much as might have been desired.

While the second point is undoubtedly true, increased wealth amongst the older
generation, and since the majority of them are owner occupiers, means that the type
and tenure of the housing they want and expect has often changed considerably from
what was built up to the 80's.

A county wide study - Northamptonshire Older People® Strategy, linking housing to
health, social care + was carried out in 2004, which looked at thisissue in detall
across Northamptonshire. This confirms the tenure profile for older people.

Table 94. tenures of pensioners

Area Percentage of | Percentage Percentage Percentage
owner renting from renting from renting
occupiers the council other socia privately and
among among landlords living rent
pensioner pensioner among free among
households households pensioner pensioner

households households

South 70% 18% 2% 9%

Northamptonshire

Northamptonshire | 69% 19% 4% 7%

East Midlands 69% 19% 4% 7%

England 68% 17% 7% 8%

Source: ONS Census 2004

The report identifies the wards containing the most people aged over 60 :-
Brackley East

Chase

Courteenhall
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Middleton Cheney

Towcester Mill
As aways the detailed picture is more varied and complex, and is unclear if shown for
the whole district in afixed format. More localised patterns can be seen for particular
settlements.

Map 95. tenures of pensionersin Towcester and Greens Norton

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

source: ONS Census 2001

Analysis of the detailed data shows that, for example, in Towcester there were:-

Table 96. tenures of pensionersin Towcester

Tenuresof pensioners total %
owned 396 61%
council 147 23%
housing association 59 9%
private rent or rent free 43 7%
Total 645 100%

source: ONS Census 2001
Thisislower than the district average of 70% for owner occupation, so might suggest

that the higher proportion of current council tenants would provide a better market for
housing stock designated for older people. However, it is probably more likely that
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tenants approaching the age where they might want this form of housing that would
provide the future demand.

The 2001 Census data on number of Council and RSL tenants aged 50 to 60 by
Output Area shows that most areas have very few, but there are higher numbers
around Kings Sutton, Towcester and to the east of Northampton.

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

Many of the more rural areas have relatively fewer social housing tenants aged 50 to
60, which may be because many of the households in this age group have bought their
own homes, perhaps often through Right to Buy. Brackley too has relatively few
socia tenants aged 50 to 60, just under 70 in total.

In the Towcester area there are considerably more tenants aged 50 to 60 in Towcester
than in Greens Norton.
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Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

Views can be formed about potential demand from these patterns, but it isonly a
crude basis for judgments and the quality and popularity of schemes must also be
taken into account.

In South Northamptonshire as a whole, there were just under 750 social tenants aged
50 to 60, while the total stock designated for older people by South Northamptonshire
Council isabout 900. The turnover rate of this stock is not easy to estimate, -itis
usually lower for households moving, but also depends on mortality rates and the
general age of tenants. If it issimilar to the normal turnover rate of about 11% this
will give about 100 lets a year. If social tenants aged 50 to 60 are the main market and
have asimilar turnover rate, thiswill give a potential demand of about 83 ayear. This
suggests a possible surplus of supply over demand of about 15 to 20 units a year.

Clearly thisis avery crude estimate, and aso does not take account of location,
quality, services, and all the other factors which are important in housing choices.
Nevertheless it indicates that new markets may be required to meet current supply, or
other measures to improve balance. It isaso quite likely to be repeated in other local
authority areas, resulting in agenera surplus of supply over demand in this particular
market segment.
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8.2 Care homes and supported housing

Data on supported housing is not comprehensive for this study, but is based on
available general data sources such as CORE returns on lettings and the directory of
care services provided by the Commission for Social Care Inspectorate (CSCI). The
Supporting People team at Northamptonshire county Council will have been working

on gathering and improving

data, and there is a good practice guide at

http://www.spkweb.org.uk/How!tWillWork/4.5policyprac.htm .

South Northamptonshire has a number of care homes recorded by the CSCI , many of
them in Brackley. Most of them are private homes, but fuller details of the numbers
and owners/mangers of the schemes are available at http://www.csci.org.uk .

Table 97. Care homes in South Northamptonshire

NAME_OF CARE HOME

ADDRESS

Brackley Cottage Hospital Pebble Lane, Brackley, Northants, NN13a7DA

Brackley Fields Country House Halse Road, Brackley, Northants, NN1346EA

Chacombe Park Care Home Banbury Road, Chacombe, Banbury, Oxon, OX1782JL
Cheney House Rectory Lane, Middleton Cheney, Banbury, Oxon, OX1782NZ
Clare House Whittlebury Road, Silverstone, Northants, NN1248UD

Culworth House Nursing Home

Queens Street, Culworth, Banbury, Oxfordshire, OX1782AT

Duncote Hall Nursing Home

Duncote, Towcester, Northants, NN12a8AQ

Grafton Manor Head Injury & Rehabilitati

Grafton Regis Manor Nursing Home, Bozenham Mill Lane, Grafton Regis

Green Hills

174 Station Road, Cogenhoe, Northants, NN7a1lNG

Hanover Drive

50 Hanover Drive, Brackley, Northants, NN13a6JS

Hawkins Close

3 Hawkins Close, Brackley, Northants, NN13a6HG

Holly Close 6 Holly Close, Brackley, Northants, NN13a6PF
Holly House (Milton Malsor) 36 Green Street, Milton Malsor, Northants, NN7a3AT
Homestead 7 Bedford Road, Y ardley Hastings, Northants, NN741HJ

Meadows Care Home, The

48 Moorend Road, Y ardley Gobion, Towcester, Northants, NN1247UF

Red House Nursing Home, The

Highcross, Syresham, Brackley, Northants, NN13a5TJ

Remus Gate

11 Remus Gate, Brackley, Northants, NN13a7HY

Ridgway House 1 Swinneyford Road, Towcester, Northants, NN1246HD
Southfield Care Homes Bridge Street, Brackley, Northants, NN1347EP
Tudor Way 35 Tudor Way, Brackley, Northants, NN1346NH

Westgate House Nursing Home

Eastcote Road, Gayton, Northants, NN7a3HQ

Westminster Croft

3 Westminster Croft, Brackley, Northants, NN13a7ED

William Blake House

Farm Cottage, 8 Milthorpe, Weedon Lois, Towcester, Northants, NN1248PP

CORE data on letting of Supported Housing for 2003/4 shows 6 letsto frail elderly or
older people in the Bedfordshire Pilgrims HA scheme at Leeson Road, Towcester. In
the previous year, 2002/3, there was 1 let in the same scheme, and one by Advance

Housing & Support.
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Map 98. Care Homes in South Northamptonshire 2004

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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8.3 Gypsies and travellers

Thisisincreasingly seen as an important issue for housing policy, and datais
gradually becoming more available.

Although not necessarily indicating gipsies and travellers, and possibly not wholly
reliable, the total of households living in “caravans or other mobile or temporary
structures' in South Northamptonshire at the 2001 Census was 169. By their nature
these numbers and locations may well change, unless perhaps they represent
permanent sites, or other forms of mobile home.

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

Local knowledge will enable better interpretation of thisdata, if it isstill relevant. It
would however appear from more up to date data on unauthorised sites that the
Census figures bear little relationship to likely actual numbersin the district, although
this too changes substantially.
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Table 99. Gipsy encampment counts 2002-2004

East Midlands Date Total| Unauthorised) Authorised Authorised

Local Authority encampments sites: council| sites: private

South Northamptonshire Jan-04; 15 15 0 0
Jul-03 45 45 0 0
Jan-03 30 30 0 0
Jul-02 3 3 0 0
Jan-02 2 2 0 0

Source: ODPM Housing Data and Statistics dept

There are no recorded sites provided by the local authority in South
Northamptonshire, but several nearby in the county and in Milton Keynes.

Table 100.+ traveller sitesin Northamptonshire

Date

Caravan Site
Site pitchesResidential| Transitcapacity| opened
Northamptonshire CC 98 98 0 133
Kettering (Desborough Airfield, also
known as The Pastures) 15 15 0 15 1980
Northampton (Ecton Lane) 35 35 0 70 1984
Wellingborough (Gypsy Lane, Irchester) | 25 25 0 30 1973
Wellingborough (Kangaroo Spinney) 23 23 0 18 1982
Milton KeynesU A 18 18 0 36
Calverton Lane, Nr Stony Stratford,
Milton Keynes, MK19 6ET 12 12 0 24 1981
Willen, Nr Newport Pagnell, MK16 0QE| 6 6 0 12 1980

Source: ODPM Housing Data and Statistics dept
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8.4 Localised deprivation

Censustable UV67 gives an indication of deprivation factors at the most detailed
geographical level available of Output Area, which average about 120 households.
These are:-

Selected household characteristics - Table UV67

Selected characteristics are defined within the four dimensions as follows:

1. Employment: Any member of the household aged 16-74 who is not afull-time
student is either unemployed or permanently sick.

2. Education: No member of the household aged 16 to pensionable age has at least 5
GCSEs (grade A-C) or equivalent AND no member of the household aged 16-18isin
full-time education.

3. Health and disability: Any member of the household has genera health 'not

good' in the year before Census or has alimiting long term ilIness.

4. Housing: The household's accommodation is either overcrowded (occupancy
indicator is-1 or less); OR isin ashared dwelling OR does not have sole use of
bath/shower and toilet OR has no central heating.

These are not differentiated to ensure confidentiality , so it is not known from the data
which occur and to what extent, but taken together they give a proxy measure of
deprivation. Thisisalso likely to be someindication of potential needs for support of
some sort, and of poor condition of accommodation.

The data mapped below shows that in South Northamptonshire the highest
concentrations are in the Towcester area, Kings Sutton, Bugbrooke and Great
Houghton. Looking at Towcester in more detail, higher concentrations of these
characteristics in households tend to coincide with Council housing, but not entirely,
with some higher numbers to the north side of the town.

This datawill be best interpreted by those with local knowledge and experience, and

may help improve targeting of various policies such as Private Sector Decent Homes
measures, and Supporting People services
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Map 101. South Northamptonshire -households with 3 out of 4 selected characteristics- indicative of local deprivation

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.

107



Map 102. Towcester -households with 3 out of 4 selected characteristics- indicative of local deprivation

Crown Copyright. All rights
reserved. South Northamptonshire
Council. 10018219.
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