If you require further copies of this report, or a copy in large print, in Braille, on tape, or in a language other than
English, please contact your local District Council.
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About Lincolnshire
Introduction
Lincolnshire is the fourth largest County by area in England, covering 5921sq km (or 5% of England), yet it is
the fourth most sparsely populated.
It is a County of contrasts – its landscape is diverse and covers coastal, rural and urban areas, with
concentrations of population around the city of Lincoln and the market towns of Boston, Gainsborough,
Grantham, Louth, Sleaford, Skegness, Spalding and Stamford.
Rural and coastal areas face particular challenges: the coastal area is characterised by high concentrations of
deprivation and high levels of low paid seasonal employment, while rural areas have low population density,
poor road networks and transport infrastructure, coupled with social isolation.
Lincolnshire borders 8 other counties, including Northamptonshire, where it has the smallest County border in
the UK at just 19 metres.
Local Authorities
Lincolnshire contains seven district councils organised into 3 sub regions:
Coastal
Central

Peterborough Partial
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East Lindsey District Council
Boston Borough Council
Lincoln City Council
North Kesteven District Council
West Lindsey District Council
South Holland District Council
South Kesteven District Council
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Pen Portraits of Sub-Regions (taken from Local Authority & County produced documents)
COASTAL
Boston

Size

Population

Age profile

Migration

140 sq miles

58,400 in 2007, up 4.8% from 55,750 in 2001

Under 50’s are below national
average levels - almost 40% of the
population over the age of 50

Home to a significant number of guest
workers from Europe, particularly
Portugal and Eastern Europe

140,100 in 2007, up 7% from 2001

Highest proportion of people aged
over 65 in the East Midlands

In-migration is above national and
regional averages -mainly retiring,
older people and those with health
issues

Key town Boston plus 18 rural parishes

East Lindsey

Bordered to the east by The Wash, an
internationally
important
coastal
conservation area
700 sq miles
Key towns Louth and Skegness

Very rural - 91% of the communities have
population under 1000.

Includes the Fens and the Wolds, and
almost all of tourist coastline
CENTRAL
Lincoln

14 square miles

Lowest proportion of under 24s in
Lincolnshire

87,800 in 2007, up 9.7% from 2001

15% are 16-24 year olds, largely due
to more further education in Lincoln

104,800 in 2007, up 11% from 2001

Above average population aged 45
and older

The only city in the County

North Kesteven

Named a UK’s Top Ten favourite city
(Guardian/Observer
Travel
awards
2004)
356 sq miles
Key towns Sleaford and North Hykeham
with 13 larger villages

West Lindsey

High proportion of agricultural land
447 sq miles

North Kesteven is the fastest growing district in
the East Midlands and 4th fastest in England
and Wales – mainly due to high house building
rates and in-migration
88,000 in 2007

Key towns Caistor, Gainsborough and
Market Rasen - predominantly rural

West Lindsey is the most sparsely populated
area within Lincolnshire.

Designated as a cluster area for
asylum seekers. BME population of
7.1%, the highest in the County

Below average in the 15 – 29 age
group.

The northwest gateway to Lincolnshire
PETERBOROUGH
PARTIAL
South Holland

287 sq miles

82,600 in 2007, up 8% from 2001

Key towns Spalding, Holbeach, Long
Sutton, Crowland and Sutton Bridge

Biggest growth in the ‘active pensioner’ over 65
group

Small BME population but growing due
to
EU
migrants
for
seasonal
agricultural work

Many small rural communities

South Kesteven
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Links with economy/housing issues in
Cambs, Norfolk and Peterborough
365 square miles, with Grantham being
the main urban centre

131,100 in 2007, up 5% from 2001.

Over 65s increasing at a higher rate
than younger age groups
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Overview of Lincolnshire District Housing Strategies – Key Themes
Strategy period

All local authorities have current housing strategies for the period 2005 onwards: South Kesteven 2005-09; Boston 2005-09; South Holland 2006-11; East Lindsey
2005-10; Lincoln 2006-11; West Lindsey 2006-16; North Kesteven 2005-08

Housing Stock

Of the seven district councils in Lincolnshire: 4 retain their housing stock, with 3 (Boston, East Lindsey and West Lindsey) having transferred their stock to an RSL.

Priorities

Key priorities for housing include:
§
delivery of affordable housing (6)
§
prevention/reduction of homelessness (6)
§
inclusion, choice and accessibility to housing for all (7)
§
improving conditions in the private sector (2)

Homelessness

At the time of writing their strategies, 3 authorities, Boston, Lincoln and North Kesteven acknowledged increases in homelessness cases. Chief causes of
homelessness are domestic violence (the main cause), eviction or the inability to sustain a tenancy, relationship breakdown.

Older People

There is a common theme across all of Lincolnshire strategies that older people account for an increasing proportion of the population. The proportion of older
people stated in the strategies varies from 23% in Lincoln to 50% in South Holland. Four authorities make reference to the provision of extra care facilities as a
requirement.

Intermediate Tenure

The intermediate market approach varies across the County.
At the time the strategies were written, three authorities, Lincoln, Boston and West Lindsey said that key worker accommodation was not identified as an issue in
their districts, and North Kesteven made no reference to it, suggesting that it was not an issue there either.
East Lindsey said there was an increasing priority placed on intermediate tenure options.
South Kesteven said that intermediate housing was only affordable to 33% of those who require it, and in South Holland, 30% of households were in the
intermediate market range.

Rural

With the exception of Lincoln City Council, all of Lincolnshire’s districts contain significant rural areas and consist mostly of small rural communities and market
towns. South Kesteven clearly state that rural housing is becoming less affordable and that rural social housing has low availability.

Special Needs

The percentage of households containing special needs members varies between 11% in North Kesteven to 24.6% in Boston. The most common cause of a
support need across the districts is a physical disability/mobility problem.

Market Renewal
& Regeneration

At the time the housing strategies were produced, four of the districts had a market renewal scheme – Rural Action Zone in South Holland, Lincolnshire Coastal
Action Zone in East Lindsey, Neighbourhood Renewal Funding in Lincoln, and a Masterplan for Gainsborough in West Lindsey.
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Executive Summary
INTRODUCTION
The production of a Lincolnshire Housing Strategy is happening in volatile times; a recession, a downturn in
the housing market and an extraordinary macro-economic climate pose real challenges in setting a forward
strategy.
The direction for housing strategy is currently evolving across many themes, including place shaping,
understanding housing markets, housing those in need or the most vulnerable, affordability, stock condition
and meeting the challenge of growth or responding to the needs of regeneration. All of these remain relevant
even in the current context.
The Lincolnshire Housing Strategy Baseline Report takes an overview of many current market features in
Lincolnshire and uses these to shape how and where the work to produce the Lincolnshire Housing Strategy
should focus. From work so far, 8 Key Themes for the Strategy have emerged:
1. To have a well informed evidence base on housing markets, performance and housing need to inform
decision making
2. To ensure the people of Lincolnshire are both able to access and afford suitable housing to meet their
needs
3. To improve the co-ordination of housing’s contribution to Lincolnshire’s economic development
4. To contribute to raising the quality of design in housing and the creation of sustainable homes
5. To develop approaches and frameworks to enable sustainable communities
6. To meet the affordable housing needs of rural communities
7. To improve service quality, housing choice and accessibility of housing for vulnerable people
8. To manage the housing implications of an ageing society
Each Theme will be explored in detail with local practitioners to develop the final Lincolnshire Housing
Strategy.
The themes are structured to mirror those of the new Regional Housing Strategy (November 2008). This was
one of the agreed project principles when the work on the strategy commenced.
Organisation of Housing
Major changes in housing policy are in train at the national, regional and county levels, all of which affect how
the Lincolnshire Housing Strategy should develop:
·

Lincolnshire: The new Local Area Agreement (LAA) targets will change the focus for housing delivery in
Lincolnshire. Two LAA housing delivery targets will be delegated by the Lincolnshire Assembly to the
Lincolnshire Housing Forum. In addition, the work of the Assembly and the Forum will be complemented
by a range of other related strategies for homelessness, supporting people, older people, etc., all of which
have implications for the housing strategy.

·

National: The sub national review and launch of the new Homes and Communities Agency (HCA) and
Tenant Services Authority (TSA) will reshape roles, responsibilities and delivery of key outcomes within
the region and County.

·

Regional: A new East Midlands Regional Housing Strategy (RHS) was published in November 2008 to
shape delivery of strategic issues across the region. Additionally, Regional Spatial Strategy reviews have
been undertaken and a new role for the Regional Development Agency is being put in place which will
include a housing focus.
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HOUSING MARKETS
The National Housing Market
The current housing market, nationally and locally, is under severe stress. The past ten years have seen a
buoyant housing market deliver a step change in supply achieved by a very active private and public sector.
This has now changed. New terms like ‘Credit Crunch’ and ‘recession’ have entered the language of strategy
and policy makers.
The review of the current national and local housing market has highlighted:
·

House prices are falling: both nationally and in Lincolnshire, house prices have fallen from their peak in
2007. There is still underlying demand in the housing market but this is constrained by lack of liquidity in
financial markets.

·

Recovery in house prices is forecast to be relatively slow: recovery is forecast from late 2009/early
2010. However, recovery to 2007 price levels may take considerably longer.

·

Government activity is likely to remain a key factor in any housing market recovery: this is in terms
of:
o
o
o

aiding the return of liquidity
supporting home owners under pressure (recent rises have been noted in court proceedings and
repossession)
trying to find ways to stimulate the development of house building sector, especially for affordable
homes

The Lincolnshire Housing Market
The Lincolnshire Housing Market echoes many of the features of the national market, but with several local
features to note:
Housing Sub Markets
Building on earlier work carried out by DTZ and de Montfort University, a review of housing sub markets has
identified:
·
·
·

a key housing market in Central Lincolnshire,
two discrete markets operating in South Kesteven, one in the north and one in the south of the district
a degree of self containment in housing markets in Mablethorpe, Skegness, Boston and Spalding.

House Prices
House prices in Lincolnshire are relatively high in the East Midlands, and all local authorities show similar
price increase trends in recent years. Prices have now started to fall from their peak in 2007.
Existing Housing Stock
The existing housing stock in Lincolnshire has changed since 1997:
·
·

the total dwelling stock in Lincolnshire increased 1997-2008, but the proportion of affordable housing
declined
affordable housing was predominantly Council owned in 1997. This has now shifted to a 50:50 split
between Council and Housing Association owned, largely due to stock transfers
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·

·

the net number of affordable homes declined 2001-2005, but net additions to affordable stock occurred
2005-2007
the number of empty homes declined 2000-2006 but increased 2007-2008

Affordability
The two Strategic Housing Market Assessments (SHMAs) carried out within Lincolnshire (Peterborough
Partial and Central/Coastal) identified considerable affordability issues across the County. Essentially,
affordability has been pressured by high house price increases and the inability of incomes to keep pace.
Population Trends
Lincolnshire faces a challenge from projected increases in household and population growth.
The County population and households are expected to grow from 272,000 in 2001 to 369,000 by 2021 with a
further increase to 390,000 by 2026. Different sub regions show different impacts from household growth Central will see the biggest natural growth and net migration gain, while Coastal is projected as having small
natural household growth.
Older people households form a significant proportion of the Lincolnshire population (from 24.5% in
Peterborough Partial to 28.9% in East Lindsey). Projections for sub regions show this is set to increase, by
2026, particularly the number of people aged over 75.
Migration
Lincolnshire has a net annual migration into the County – this acts as a key driver in the County housing
market.
Housing Need
Housing need is considerable in Lincolnshire:
·

Affordable housing need: there is a need for over 1,500 new affordable homes each year

·

Housing Registers:
o
o

Lincolnshire has nearly 21,000 people on its housing waiting lists,
The numbers of Housing Registers has increased by c.33% between 2002-2008

·

Affordable Housing Turnover: although numbers on housing registers have increased, available homes
have declined, and there is a downward trend in the number of affordable homes available for letting.

·

Homelessness:
o
o
o
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The number of homeless applications peaked in 2004 yet has declined significantly between
2005-2008.
There were 674 homeless acceptance and 330 households in temporary accommodation in
2007/08.
The use of temporary accommodation for homeless households increased from 2000 but has
declined sharply from a peak in 2007
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HOUSING DELIVERY
Delivery of new housing of all tenures is a major strategic issue for Lincolnshire. The delivery of affordable
housing is an additional challenge in the current market – the recession has, effectively, ended the delivery
model of the past 10 or so years and new solutions need to be found.
Targets
Lincolnshire has 2 housing targets to deliver via its Local Authority Agreement – these targets are subject to
ongoing review:
§
§

NI154 - Net additional homes provided (3,950pa delivered on 3 year average 2004/05-2006/07)
NI155 - Gross affordable homes (404pa delivered on 2 year average 2005/06-2006/07)

Delivery record
The new Local Area Agreement delivery targets are based on historic delivery patterns and it should be noted
that the market which was able to deliver to historic levels has now changed:
·

The latest Regional Spatial Strategy Review (2008) requires an average of 3,621 new homes pa of which
404 are affordable (via 2,036 dwellings pa for Central, 435 dwellings pa for Coastal and 1,150 dwellings
pa for Peterborough Partial).

·

Delivery in 2001-2007 was an average of 3,884 new dwellings, with 343 of these being affordable. The
market downturn may compromise future delivery at these historic levels.

Future Market and Affordable Housing Delivery Forecast
Forecast new build completions have fallen nationally. To understand how this has impacted on Lincolnshire
we have forecast each district council market and its future ability to deliver at RSS requirement levels. This
exercise shows delivery pressures across the County.
·

Delivery against RSS requirement in the current market is a particular pressure in Coastal (both Boston
and East Lindsey) and Central districts (North Kesteven and Lincoln) and South Holland.

·

However, West Lindsey and South Kesteven may be able to outperform the RSS requirement.

PPS 25 - Development and Flood Risk
A further complication for Lincolnshire concerns the implications of PPS25 for delivering new housing. The
County’s extended coast and low lying topography mean that the requirements of PPS25 are considerable
and inhibit housing delivery.
Other tenures
·

Intermediate Tenures

Intermediate tenures are a difficult market sector at the present time and could be vulnerable to falling house
prices – market price falls could reduce demand for intermediate housing products as households resolve
their housing needs in a relatively cheaper open market. Intermediate products themselves may mature into a
different or broader range over time.
·

Private Rent

The private rented sector represents a significant contributor to the Lincolnshire Housing ‘Offer’. The present
market exhibits increase in supply but with reducing yields due to increased supply. This could affect how the
March 2009
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market behaves in coming months – the sector could be the first to show signs of upturn. Monitoring
mechanisms for private rent markets in Sleaford, Lincoln, Stamford and Gainsborough have been established
for the duration of this project.
Influencing the Supply Chain
Given the constraints on delivery in the current market, the Baseline Report considers how a housing strategy
might begin to intervene to enable delivery of both market and affordable housing by considering a range of
factors:
§

Finance: the liquidity situation should be monitored for evidence that private funding may be returning to
markets. This could open opportunities for public sector and private to become active again. At the same
time, steps need to be taken to shape the Lincolnshire ‘Offer’ to the new Homes & Communities Agency
and maximise available public investment into the County. Public investment may also include,
potentially, the Regional Development Agency.

§

Land supply: the availability of land is key to the supply of new homes. The current private land market is
in decline so the public sector may wish to take a lead and enable land to come forward. Strategic
Housing Land Availability Assessments (SHLAAs) may prove a useful tool for the Lincolnshire Housing
Strategy. There are issues around value which will also need to be considered. Interventions, such as
CPO, might also be considered.

§

Delivery agents, including developers and housing associations: developers are constrained in the
current market due to the fall in demand. However, there may be parties interested in developing where
risks are shared and/or returns secure. RSLs are operating under constraints themselves but have a
strong track record of delivery. Although capacity levels may be limited, the strategy will need to consider
what delivery agents can contribute to supply.

§

Organisation of skills and expertise: local authorities have a pool of expertise and steps to co-ordinate
activity have already begun in different parts of Lincolnshire. A strategic approach working with existing
and potential partnerships to maximise opportunities should be explored.

§

New delivery vehicles: several new vehicles offer alternative means to enable delivery and these should
be explored further.

Summary
Lincolnshire’s housing market faces several challenges in the current market. Demand is constrained by
liquidity pressures but this is likely to change when market upturn comes. New market housing supply will be
needed to meet future increases in demand.
At the same time, housing need is growing while delivery of affordable housing is under pressure. The net
affordable housing gain of recent years is an achievement to be noted, but future delivery is likely to be a
challenge.
Other demographic pressures, driven by migration, household growth and an increased older peoples
population, offer significant strategic challenges. Additional issues such as the strong rural identity and the
needs of rural households, plus the distinctive characteristics of the coastal seaboard, are demanding in
terms of finding forward housing solutions.
Further strategic challenges have also emerged concerning the quality of existing and future stock, plus
developing the link between housing and economic development.
However, recent moves to produce a County Housing Strategy and the increasing willingness of stakeholders
to come together to find solutions augur well for further strategic development.
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Organisation of Housing in Lincolnshire
Summary
Major changes in housing policy are in train at the national, regional and county levels.
The sub national review and launch of the new Homes and Communities Agency (HCA) and Tenant Services
Authority (TSA) will reshape roles, responsibilities and delivery of key outcomes within the region and County.
The new Local Area Agreement (LAA) targets will change the focus of how housing strategy is delivered in
Lincolnshire. Delivery responsibility will increasingly rest with the Lincolnshire Assembly, with key housing
targets being delivered by local agencies via the Lincolnshire Housing Forum.
There are several key housing players in Lincolnshire each with different roles. Recent policy changes mean
that organisation of housing activity in the County will follow a new pattern.
Who’s who in Lincolnshire?
Lincolnshire Assembly

Lincolnshire Housing Forum

The Lincolnshire Assembly (created 2005) is the Local Strategic Partnership for Lincolnshire councils
and partners to promote action in support of its communities. Seven other LSPs exist at the district
level and work closely with the Lincolnshire Assembly.
The Assembly is likely to see an expansion in its role to deliver the County Sustainable Communities
Strategy and the Local Area Agreement (which includes housing targets).
As a common voice for housing in Lincolnshire, the Forum links the strategies and operational level
activities across the County by various working groups, including Older Persons, homelessness and
private sector.
The Forum’s role may grow with the advent of the Local Area Agreement and the implementation of
the Lincolnshire Housing Strategy. Its remit may include delivery of key LAA targets.

County Council

The County and District Authorities are members, as are other housing providers and associated
agencies.
The County Council works in partnership with central government and districts in Lincolnshire.
The County Council delivers a wide range of services, including Education, Highways and Planning,
Community Safety, Social Services and economic development.

District Authorities

The County is also likely to lead on the development of the new Local Economic Assessments.
The seven district local authorities in Lincolnshire deliver services for housing, housing strategy and
planning advice relating to housing, local planning, refuse collection, leisure services and
environmental health.
4 districts have retained their Council Housing stock and 3 have transferred their homes to not-forprofit housing associations.

Registered Social Landlords

Growth Points
Housing Market Areas (HMAs)

Increasingly, the role of district councils as delivery and enabling partnerships is coming to the fore.
Several RSLs are active in Lincolnshire owning and managing over 13,500 homes within the County.
There are 2 main development partnerships which co-ordinate much of affordable housing delivery
across the County.
There are 3 Growth points in Lincolnshire: Gainsborough, Grantham and Lincoln, each with a
commitment to bring forward more housing development.
There are 3 HMA areas within Lincolnshire – Central, Coastal & Peterborough Partial (11 HMAs
across the East Midlands).
HMAs form the geographical building blocks for developing sub strategy in spatial planning policy
(Local Development Frameworks), land availability (Strategic Housing Land Availability Assessments)
and housing need and demand (Strategic Housing Market Area Assessments).
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The key documents for the above agencies to work with are:
Document
Lincolnshire
Sustainable
Community
Strategy
(SCS)

Long term vision (20-25 years) for the economic, social and environmental well being of the local area.
The SCS is currently being revised through the ‘Big County, Big Skies, Big Future’ campaign based on wide-ranging
public consultation to ensure that all communities have an opportunity to have their say about the kind of place they
would like Lincolnshire to be in the future. The new document is due to be completed end of March 2009. Emerging
themes include:
§
§
§
§
§
§
§

Lincolnshire
Local Area
Agreement 2008
– 2011

Lifestyle (core focus)
Strong communities
Connecting people
Strong, diverse economy
Best use of environment
Opportunities for good health
Innovative, dynamic organisations working together

Recently refreshed, the Local Area Agreement is a three-year delivery plan for key priorities within the emerging
new Sustainable Community Strategy for Lincolnshire.
There are three indicators contained within the Local Area Agreement which relate to housing:
N154
N155
N156

Lincolnshire
Housing
Strategy

Net Additional Homes
Net Affordable Homes
Temporary Accommodation

A strategic document for housing in the County, the Housing Strategy will be responsible for delivering the LAA
targets and wider housing strategy objectives.

Lincolnshire Housing Delivery
In Lincolnshire, housing delivery targets are based on the Regional Spatial Strategy (RSS) and captured in
the Local Area Agreement – the key housing related priorities include:
§
§

create better communities through growth and improved housing provision
improve quality of life for vulnerable people

Two targets are set relating to housing delivery:
§
§

NI154 - Net additional homes provided (3,950pa delivered on 3 year average 2004/05-2006/07)
NI155 - Gross affordable homes (404pa delivered on 2 year average 2005/06-2006/07)

The recently refreshed LAA includes a target of 600 new affordable homes per year (08/09 – 10/11) against
N155.
National Housing Policy
National housing policy is undergoing considerable change at the present time. Policy on delivery of new
homes, planning policy, rural housing, supporting people, older people, economy and housing, etc., are all
under review. We have tried to incorporate the latest changes within this ‘Establishing the Baseline’
document.
Regional Housing Policy
Regional policy and organisation is also undergoing change:
§
§
§

Regional Spatial Strategy (RSS) is in review (2008), with a new strategy due in 2011
new Regional Housing Strategy (November 2008)
sub national review aims to consolidate regional strategies into an Integrated Regional Strategy
combining housing, planning and economic strategies
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§

the Regional Assembly will cease to exist in 2010 and its functions will pass to the Regional
Development Agency (EMDA)

Sub-Regional and Local
Lincolnshire’s sub regional strategy activity has become more common, with key policy areas working
alongside the Lincolnshire Assembly. Recent publications include:
§
§
§
§
§
§
§

Lincolnshire County Homelessness Strategy 2008–2012
Supporting People Strategy 2008-13
Strategic Housing Market Assessments (SHMAs) for Coastal, Central and Peterborough Partial sub
regions
Lincolnshire ‘Supporting People’ Older People Strategy 2008–2013
Lincolnshire Homelessness strategy 2008-2012
Lincolnshire Youth Housing Strategy 2005–2010
Local District Housing Strategies

Other Agencies
East Midlands
Regional Assembly

EMRA advises Government on strategic land use, planning and transport issues. EMRA prepares and
reviews the Regional Spatial Strategy.

East Midlands
Development Agency

EMDA is one of 9 regional development agencies set up to bring regional focus to economic
development.

Government Office
for East Midlands

GOEM provides the hub of central government within the East Midlands. It promotes government policy
on providing decent homes for all; works with partners to improve living standards in deprived areas, to
provide affordable housing and develop better facilities. It takes a co-ordinated approach to
neighbourhood renewal, creating strong communities with a common vision.

Housing Corporation
(from 01.12.08 split into
Tenant Services Authority,
Homes & Communities
Agency)

The Housing Corporation is the national agency that has been funding affordable housing and
regulating housing associations in England. From 1st December, the Housing Corporation came
together with departments from CLG and English Partnerships to create the Homes and Communities
Agency and the Tenant Services Authority. The HCA will lead on investment and the TSA on regulation.

Issues for Strategy
The new arrangements for the region and County will require a major change in how delivery is enabled.
§

How can Lincolnshire deliver support and engagement from all stakeholders with the new
arrangements including Members, Officers, Voluntary sector, tenants and other stakeholders?

§

Can Lincolnshire deliver a consensus approach to housing strategy delivery?

March 2009
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The East Midlands Regional Housing Strategy (2008-2016)
Summary
The East Midlands Regional Housing Strategy (RHS) has recently been published (November 2008). One of
the agreed Lincolnshire Housing Strategy ‘project principles’ (see Appendix 1) was that the structure of this
strategy would mirror that of the revised Regional Housing Strategy as much as possible.
The remainder of this document therefore considers the Lincolnshire housing market against the key areas in
the RHS.
Where issues are covered by other County strategies and yet relevant to the Lincolnshire Housing Strategy,
we have tried to show this.
The Regional Housing Strategy has 6 key themes and 8 objectives:
RHS Key Themes
§
§
§
§
§
§

affordability and access to housing
design quality and sustainable homes
sustainable and cohesive communities
rural housing
housing for vulnerable people
planning for an ageing population

RHS Objectives
1
2
3
4
5
6
7
8

To ensure that regional housing and planning policy are informed by a robust understanding of need and
housing market conditions in the region
To ensure that everyone in the region is able to both access and afford suitable housing to meet their
needs
To improve the co-ordination of housing’s contribution to economic development with the region
To contribute to raising the quality of design in housing and the creation of sustainable homes
To develop a framework within which regional and local partners can develop sustainable and cohesive
communities
To ensure that rural affordable housing need is correctly addressed through the Regional Affordable
Housing Programme
To improve the co-ordination of provision which meets the housing needs of vulnerable people
To ensure the region provides a robust response to the housing implications of our ageing population
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NEED AND HOUSING MARKET CONDITIONS (Objective 1)
Summary
Housing need is considerable in Lincolnshire, with a need for over 1,500 affordable homes a year, with nearly
21,000 people on waiting lists, and with 674 homeless acceptance and 330 households in temporary
accommodation in 2007/08.
Delivering its housing requirement is a key strategic issue for Lincolnshire. The delivery of affordable housing
is also a major strategic challenge given that the market has, effectively, ended the delivery model of the past
10 or so years and new solutions need to be found.
Lincolnshire has 2 housing targets to deliver via its Local Authority Agreement – these targets are subject to
ongoing review:
§
§

NI154 - Net additional homes provided (3,950pa delivered on 3 year average 2004/05-2006/07)
NI155 - Gross affordable homes (404pa delivered on 2 year average 2005/06-2006/07)

The recently refreshed Local Area Agreement has a target to deliver 600 affordable homes each year.
The latest RSS Review (2008) requires an average of 3621 new homes pa (via 2,036 dwellings pa for
Central, 435 dwellings pa for Coastal and 1,150 dwellings pa for Peterborough Partial).
Delivery in 2001-2007 was an average of 3,884 new dwellings, with 343 of these being affordable (HSSA).
The market downturn may compromise future delivery at these historic levels.
The Lincolnshire Housing Market
The two Strategic Housing Market Assessments (SHMAs) for the 3 housing sub markets in Lincolnshire are
completed. The Regional Housing Strategy 2008-16 summarises their findings at a high level as:
Peterborough SHMA – Summary of Findings
§

The development of Peterborough, both residential and commercial, will have a major impact on the
Peterborough Partial SHMA area (which consists of Rutland, South Holland and South Kesteven).

§

There are strong links between Peterborough and the southern part of the Peterborough Partial HMA,
but weaker links to Rutland in the west and the northern part of South Kesteven, including Grantham
(which is recognised nationally as a Growth Point).

§

There is a strong demand for market housing in the Peterborough HMA, and a need for new market
housing to be of a broad range of types.

§

There are high levels of housing need, primarily for social rented housing. There are also affordability
issues for young people, particularly with regard to accessing the owner occupation market.

§

There is a high proportion of older people: the number of very elderly people is set to increase
significantly by 2026.

§

Shortfall in rural affordable housing is exacerbated by the mismatch between the size of existing
affordable homes and the size required by many households in housing need.

§

The Peterborough Partial HMA is diverse. There are significant differences in incomes, house prices
and skill levels. Broadly speaking, Rutland is overall the most affluent area and South Holland the
least affluent. There is significant in-commuting to Peterborough itself, largely from within the Housing
Market Area.
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§

There are significant patterns of in-migration, both from within the UK and from Overseas.

Central/Coastal Lincolnshire SHMA - Summary of Findings
§

There is an imbalance between supply and demand.

§

Affordability issues - the need for affordable housing is above the national average and well above
the regional average.

§

There is a strong private rented sector.

§

The development of more smaller homes is needed for young people, small families and older people
(to reduce under occupation by the latter).

§

There is an impact of immigration across Lincolnshire, in particular migrant workers in Boston.

§

There is an issue in relation to the retention of young people within Lincolnshire, such as graduates in
Lincoln.

§

There are rising numbers of older people.

§

There is an impact of a rising student population (e.g. from Lincoln University).

§

There are high numbers of under occupation of existing dwellings.

§

There are low average earnings across parts of HMA.

The key housing market drivers for the 2 SHMAs areas are summarised as:
Driver
Affordability issues
Demand for market housing
Need for affordable housing
Imbalance between supply and demand
Strong private sector
Growth point and economic expansion
Rising numbers of older people
Significant patterns of in migration

Peterborough
Partial
P
P
P
P
P
P
P

Coastal

Central

P

P

P
P
P
P
P

P
P
P
P
P

The drivers reflect closely the objectives in the new Regional Housing Strategy.
Housing Intelligence and Market Intelligence
A key aspect for the Lincolnshire Housing Strategy is its ability to monitor market trends and refine its
evidence base of knowledge regarding its local housing markets.
Recent times have seen an increase in the quality and range of secondary data sources and these have
strongly influenced evolving public policy. Data plays a key part in modern housing strategy activity (such as
SHMAs). Looking forward, a key requirement for any housing strategy is the ability to monitor and update its
information about the market it operates within. This tends to break down into 2 key areas:
§
§
March 2009

Housing intelligence: decent homes delivery, rent arrears, voids, private rented sector, etc.
Market intelligence: house prices, land transactions, housing need, migration, demographic
trends, etc.
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The former tends to be available ‘in house’, whereas the latter is more widely available. Market intelligence is
particularly used to inform and develop SHMAs. Market intelligence can also assess the impact of strategic
activity on market indicators. The East Midlands, as a region, has invested in Hometrack and Housing
Intelligence for the East Midlands (Hi4EM).
The two SHMAs for Lincolnshire will need to be reviewed and updated and it may be that this Baseline Report
will help shape how this develops. An assessment of the usefulness of the regional sources would also be
helpful.
At the same time, good practice in sustainability modelling and balanced housing markets offer a potential
way forward. This could be to monitor markets, but also identify neighbourhoods or communities under stress.
Issues for Strategy
A key aspect for the Lincolnshire Housing Strategy is its ability to monitor market trends and refine its
evidence base of knowledge regarding its local housing markets.
§

How can ongoing reviews of SHMAs be organised to support the delivery of the Lincolnshire
Housing Strategy?

§

What key housing and market features need to be monitored?

§

How affordable housing need be measured in sub regions?

The Lincolnshire Housing Sub Markets
Figure 1 illustrates the outcome of the exercise to establish housing sub markets in Lincolnshire. The brightly
coloured areas represent housing sub-markets within Lincolnshire, with the solid black lines representing local
authority administrative boundaries. Findings include:
§

Central Lincolnshire is a key housing market in the County, covering Lincoln City, North Kesteven and
West Lindsey, as well as having a significant impact on East Lindsey. Elements of the market go
north and west.

§

South Kesteven comprises 2 distinct markets; one focused on Grantham, with the southern part of
the district facing Peterborough.

§

Coastal sub region shows 3 main sub markets in Mablethorpe, Skegness and Boston.

§

Peterborough Partial sub-region has influence in the south, but it is not dominant in any of the local
authority areas. The same is true in the North, where the presence of Grimsby Housing market
cannot be ignored, but it is far from being the dominant housing market in either East or West
Lindsey.
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Figure 1 – Housing sub markets

House prices
Figure 2 shows relative house prices across the region from October 2006 to September 2007. Although
considerable parts of Lincolnshire are above regional average, there are pockets where prices are at or below
the regional average – this contrasts with several other sub regional markets.
It should be noted that the house prices have been weighted to account for any variation in dwelling type with
the share of housing accounted for by detached, semi-detached, terraced and flats being standardised across
the region (as discussed in the advice note issued on the Extranet 19/11/08) – so any variations in prices are
not due to the type of stock which is to be found in the area, but are actual cost differences.
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Figure 2 – Relative House Prices Across Region

Figure 3 shows a more detailed view of relative house prices across the Lincolnshire sub-region. This
identifies that the larger urban centres, such as Lincoln and Boston have lower average house prices than the
rural areas which surround them.
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Figure 3 – Relative House Prices Across Lincolnshire
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Lincolnshire’s Housing Stock
Summary
Making the best use of existing stock is a key objective for Lincolnshire and includes bringing empty
properties back into use and improving the quality of stock in both public and private sectors.
Lincolnshire has a housing stock of around 313,000 homes (including 28,600 local authority and 13,500 RSL
homes).
Figure 4 - All Stock

Source: HSSA Returns

Figure 5 - Affordable Housing Stock

Source: HSSA Returns
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Although the housing stock of the County has increased in the past 10 years, the proportion of affordable
housing within this stock has decreased.
Figure 6 – Change to Stock

Source: HSSA returns; CLG data on RTB; Housing Corp RSR data on RTA

The net affordable housing position declined between 2001-05, but increased in the 2 years to 2007.
Figure 7 – Affordable Stock By Year

Source: HSSA Returns

The affordable housing stock has also changed shape. The proportion of affordable stock owned by RSLs
has increased significantly through a combination of stock transfer and new build.
Empty homes
Figures obtained from the district authorities showed that there were 4,615 homes empty in Lincolnshire for
st
longer than 6 months as at 31 March 2008 (1.47% of total stock); with 345 homes brought back into use
March 2009
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during 2007/08. A target of 265 homes brought back into use was set for 2008/09. Trends indicate that the
number of empty homes have been increasing in the last 3 years.
Figure 8 – Empty Homes Trends

Source: HSSA Returns

Figure 9 – Vacant Empty Homes

Source: HSSA Returns

Issues for Strategy
Reducing the number of empty homes within the County is a key means to make best use of existing stock.
§

Should the Housing Strategy adopt an overview role to monitor the reduction of empty homes
across the County?
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Stock Condition
All local authorities report that they will achieve Decent Homes by 2010 for affordable stock.
Bringing private sector stock up to the Decent Homes Standard remains a challenge; district authorities report
that between 19%and 29% of private stock across the County did not meet the Decent Homes Standard as at
March 2008; and 895 private sector grants to aid delivery of decent homes were made in 2007/08. Some local
authorities did not have targets for delivering private sector DHS compliance for vulnerable households in
2008/09. There appears to be an issue about the decency of the County’s private housing stock.
Figure 10 – Stock Failing Decent Homes

Source: Data from Local Authorities

Figure 11 - Disabled Facilities Grants

Source: Data from Local Authorities
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There is variation in approach and level of funding between districts on disabled facilities grants. One
strategic possibility is for a County or sub regional approach to DFG systems and standards.

Issues for Strategy
Driving the quality of housing higher within the County is a key means to make best use of existing stock.
§

Should the Housing Strategy adopt an overview role to the delivery of Decent Homes Standard for
affordable homes and for vulnerable households in the private sector?

§

What reinvestment in existing stock will take place in the years following DHS delivery?

Housing Need Overview
Strategic Housing Market Assessments (SHMAs) have been completed for the sub regions (Coastal/Central
and Peterborough Partial – all 2008). Both SHMAs show a considerable annual affordable housing need.
Peterborough Partial notes that the level of need was the subject of considerable debate about ‘how it might
be delivered and what problems there might be in delivery’. Very high targets were noted as compromising
viability and dissuading forward land supply.
The two SHMAs note a minimum affordable housing need of over 1,500 new affordable homes a year.
Other indicators of housing need can be demonstrated by figures provided by the district authorities,
including:
§
§
§
§

Homelessness: 674 acceptances 2007/08
Temporary accommodation: 330 households were in temporary accommodation 2007/08
Waiting lists: nearly 21,000 households were on district waiting lists as at March 2008.
Lettings: 3,879 social lettings were made for 2007/08

Figure 12 - Homelessness

Source: P1E returns

Homelessness presentations trends show substantial falls across the County in recent years. The levels of
acceptance are down but less markedly so.
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Figure 13 - Temporary Accommodation

Source: P1E returns

The use of temporary accommodation has shown considerable variation since 2001. Recent increases in the
use of temporary accommodation are now declining sharply.
Figure 14 - Waiting Lists

Source: HSSA Returns

The number of people on waiting lists continues to increase overall, albeit with a downward trend in the
Central sub region.
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Figure 15

Source: HSSA Returns

There wide differences between authorities as to the number of households on their housing registers.
Figure 16 - Lettings

Source: HSSA Returns

There is a downward trend in the number of affordable homes available for re-letting.
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Figure 17

Source: HSSA Returns

Some variation in stock turnover was noted between different local authority areas.
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Affordability
Summary
The Lincolnshire SHMAs identified considerable affordability issues across the County. Essentially,
affordability has been driven by high house price increases and the inability of incomes to keep pace. The
pattern for affordability is different across different authorities in the County.
Figure 18 - Affordability Across Lincolnshire

This graph compares the average house price by district in 2007 compared to the average house price to
household income (HPHI) ratio for 2007.
Figure 19 – Affordability in the East Midlands
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The regional affordability pattern for the East Midlands shows a relationship between house price growth and
surplus income that mirrors the national picture. Latent demand is shown by how prices have fallen recently
yet income has held up – this is markedly different to previous downturns, for example, in the 1990s.
The key question for affordability concerns how the issue responds to falling house prices and the
implications of this – e.g. for intermediate products: how far would house prices have to fall before market
homes become more affordable to households currently unable to buy due to high prices? What impact will
this have on shared ownership? Research elsewhere in more high value markets indicate that a fall of 2030% may improve market affordability considerably.

Issues for Strategy
Affordability is a key issue to be monitored as part of ongoing SHMA updating and review.
·

How can Lincolnshire use the SHMA review process to monitor affordability issues, particularly any
sensitivity between house price falls and increasing affordability of market stock?
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The Current Housing Market - National and County
Summary
The current housing market, nationally and locally, is under severe stress. The past ten years have seen a
buoyant housing market deliver a step change in supply achieved by a very active private and public sector.
This has now changed.
There is still underlying demand in the housing market but this is constrained by lack of liquidity. House prices
have been falling from their peak in 2007, both nationally and in the East Midlands. Lincolnshire house price
increases and transactions follow similar trends to the region.
Government activity is likely to be a key market factor, in terms of aiding the return of liquidity, in supporting
home owners under pressure (recent rises have been noted in court proceedings and repossession), and in
trying to find ways to stimulate the development of affordable homes.
Recovery is forecast to begin in 2009. Half of the East Midlands may recover to 2007 values by 2013,
although weaker sub regional markets may take longer. As a lower value area within the East Midlands, this
may mean Lincolnshire’s recovery to 2007 values could take longer. However, it should be noted that these
are forecasts and subject to wider market sensitivity.
The National Picture
The current UK housing market is under severe stress as part of the general economic situation. Falling
house prices, falling sales transactions and the wider macro economic outlook are difficult to predict but in this
section we outline the:
·
·

situation as it stands
forecasts and indicators of where the market may go in coming months and years

However, overall demand for the rental market is increasing and this potential demand, though constrained, is
still with us. The need for affordable housing is still high and, given the wider economy, is likely to increase
further.
Figure 20 shows that purchase affordability is not the main driver of price falls. The relationship between net
incomes and house prices is dissimilar to previous recessions.
The rationing of mortgages is the main driver for falling house prices – liquidity is scarce while banks rebuild
their balance sheets following sub prime losses in recent times. Mortgages are rationed with fewer products
and tighter lending criteria. Lending for Buy To Let, or those with poor credit histories, have all but
disappeared.
Further, lenders’ margins are high with interest rates above both LIBOR and the official Bank of England rate.
Sensitivities within the current market scenario rest on a wide range of variables including unemployment, the
return of liquidity, deflationary pressures and other macro economic factors.
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Figure 20 – House Prices and Incomes

Figure 21 – Market Liquidity

Rising house prices have become something to which the UK has become accustomed for a sustained
period. This situation is now changing as prices fall.

March 2009

page 32 of 96

Lincolnshire Housing Strategy - Baseline Report

Figure 22 - Annual, Regional & National House Price Indicators

House prices have seen considerable change over time. East Midlands showed a particular ‘surge’ against
national trends in 2002/03.
Currently, price growth is showing negative growth across the country, with East Midlands showing similar
negative rates to the national picture.
Figure 23 - HPI in Lincolnshire Districts

Lincolnshire has experienced variable price increases within the County although the overall trend has been
price increases for a sustained period.
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Figure 24 – Market Turnover

The current market has seen turnover slow considerably. Net reservations nationally have fallen, but in the
East Midlands this fall is more marked. Market liquidity issues are shown by the dramatic fall in mortgage
approvals in the UK.
Figure 25 – Sales Transactions

Historic patterns are contained above, although the impact of 2008 changes has yet to follow through in Land
Registry data.
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Figure 26 – Transactions by District

For Lincolnshire, slightly lower transaction levels have happened in Boston and South Holland. Historic
transactions levels may indicate where the market may turn up in coming years.

Issues for Strategy
The current UK housing market is under severe stress as part of the general economic situation. Falling
house prices, falling sales transactions and the wider macro economic outlook are difficult to predict
§

Should the market transaction turnover by District continue to be monitored for the remainder of the
Strategy project?
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Market Forecast – Where’s the Market Going?
One key issue for the Lincolnshire Strategy concerns how and when recovery in the market occurs. The
forecast recovery rate around the UK shows considerable variation.
Figure 27 – Price Recovery Forecast (as at autumn 2008)

Our projections of price recovery indicate a varied pattern across the UK. Current forecasts indicate that half
the properties in East Midlands may recover to 2007 values by 2013, although weaker sub regional markets
may take longer. As a lower value area with the East Midlands, this may mean Lincolnshire’s recovery to
2007 values could take longer.
Figure 28 – Projected House Price Recovery Rates (as at autumn 2008)
House price
recovery
UK
London
South East
South West
East
E Midlands
W Midlands
North East
North West
Y and H
Wales
Scotland
N Ireland
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Figure 29 - The Shape of National Market Recovery

In Figure 30, we show the market forecast as at autumn 2008 for national recovery and how house prices
may begin to rise again from 2009, albeit at modest levels until 2011.
Figure 30

Interest Rates
Interest rates are an important driver of market activity and on a downward trend at the present time. The
recent large base rate reduction of 1.5% (5/12/08) would ordinarily stimulate consumer demand in the
economy, especially in retail and housing markets. However, these are not ordinary times (otherwise the rate
cut would be inflationary).
The immediate effect of the rate cut on the housing market will likely be minimal because it is lack of
mortgage availability, not mortgage costs/affordability, that is driving the downturn. Unless a rate cut is linked
to a freeing up of credit and the relaxing of loan to value criteria, there will be a delay before the effect of cuts
is felt in the housing market.
Having said this, the cut may have changed the shape of the recovery when liquidity does return to lending
markets. Low base rates should speed up recovery when banks and building societies start lending again.
March 2009
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The combination of -25% value falls and lower borrowing rates will make housing much more affordable - so
demand should be strong when the worst of the recession is over. This will cement the residential market
upturn but not before 2010, or even 2011, depending on the length of recession and the state of consumer
confidence. In addition, low interest rates will make real estate investment look much more attractive as
residential property yields become comparatively more appealing than gilts. If combined with falls in sterling,
this could encourage overseas investors into the market earlier than we originally anticipated.
Figure 31 – Pressure on Homeowners Q2 2008

Current economic conditions make forecasting a challenge. There may yet be further ‘bumps’ along the road
to recovery and the impact of this period on households could yet be considerable. Recent increased activity
in mortgage possession cases indicates the stress households are under. The Lincolnshire situation within
Coastal and Peterborough Partial sub regions is marginally worse than in Central.
Increases in repossession are likely to add further numbers to those seeking an affordable home. The
government has recently announced (03/12/08) a mortgage indemnity scheme for distressed mortgagees.
Issues for Strategy
The current housing market is under severe stress. However, underlying demand is likely to remain strong for
all tenures given the overall picture of increasing numbers of households.
§

How can an understanding of wider market trends aid delivery of the Lincolnshire strategy? What key
features should be monitored in SHMA reviews? What further research into the County’s housing
market is required?

§

Given the strain in the homeowner market, should this be an area for the strategy to focus?
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Forecast for the Lincolnshire Markets
Summary
The Lincolnshire housing market is forecast to see declining levels of market completions and, in the short
term, find delivery of its annual requirement a challenge. This also has implications for affordable housing
delivery and the backlog of need in the County.
In this section, we have compared completions and future projections figures taken from annual monitoring
reports from each local authority. From this, we have modelled AMR projections against Savills’ forecast fall in
national completions and applied these equally to each local authority to give an indication of how local
markets may look in coming years.
These forecasts assume a range of variables which presently (November 2008) may be over-optimistic.
Further economic change may mean these forecasts will need revision.
NB This exercise has not been done on a site by site basis or via a deliverability viability assessment – a
more in depth analysis like this could be done but as a separate exercise.
Figure 32 – New Build Completions Forecasts

The rate of new build completions has fallen considerably recently and forecasts indicate that this is likely to
fall further and recover slowly. This recovery is likely to show variations across different Lincolnshire districts
and this is highlighted below.
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Figure 33 – Development Activity and Forecast – All Lincolnshire

Completions in Lincolnshire had already begun to fall during 2006/07 – our forecast for the County is that
completions will fall further, recovering from 2010. This puts inevitable pressure on the future requirement and
emphasises again the need for focus on delivery.
The next graphs take this forecast and develop it for the local authorities in Lincolnshire by sub region.
Figures 34 - Coastal Sub Region
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Forecasts for the sub region indicate that future completions will be at lower than historic levels.
Figures 35 - Central Sub Region
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Central sub region has increased its completion rate considerably in recent years in West Lindsey and
Lincoln. Our forecast indicates that the sub region will need to maintain recent completion trends in order to
deliver RSS projections.
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Figures 36 - Peterborough Partial

South Kesteven has delivered increasing completions in recent years and looks well placed to deliver AMR
future projections. South Holland has delivered declining completions and is forecast to be below future AMR
completions.
Issues for Strategy
The Lincolnshire housing market is forecast to see declining levels of market completions and, in the short
term, find delivery of its annual requirement a challenge.
§

Do the pressures on forecast delivery indicate that there is a need for co-ordinated response by
Lincolnshire to delivery and management of forward supply chain, especially for affordable housing?

§

Is there maybe a need to focus on key spatial areas in order to concentrate expertise and resource
for the delivery of affordable housing? Would this help to direct future housing investment to best
effect?
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Intermediate Housing
Summary
Intermediate tenures are a difficult market sector at the present time and could be vulnerable to falling house
prices – market price falls could reduce demand for intermediate housing products. Households may
increasingly be able to resolve their housing need in the cheaper open market.
We have suggested that some sensitivity testing of price changes on intermediate products may be useful in
SHMA reviews.
Intermediate housing products may also mature over time into a different or broader range of products.
Current Market
The current market across England for some intermediate products appears weak. Currently, RSLs hold
9,600 unsold SO units in England (Inside Housing 31.10.08) and a variety of innovations to make use of the
empty stock have been implemented:
§

The Housing Corporation launched a Rent to Homebuy (RTH) scheme (July 08) at 80% market rent.
East Midlands has 40 RTH units out of 263 nationally

§

RSLs are adopting innovations to move unsold stock:
o
o

Shared ownership based on ‘smaller shares at reduced values’ with reduced equity at around 2530%
Shared ownership to intermediate rent

Conversations with lenders indicates that they may see smaller equity shares in lower value areas as high
risk, even sub prime.
Impact of Current Market
A key risk for intermediate housing products is in terms of their affordability. If house prices were to fall, then
outright purchase becomes more viable. Sensitivity testing of intermediate products should therefore be
undertaken against the current backdrop of falling prices.
There are other difficulties with shared equity models where:
§
§
§
§

the equity stake value may fall further due to market conditions and is a risk to the purchaser
there are alternative housing solutions available to people (e.g. private rent, market purchase)
potential purchasers see a ‘value trap’ as increasing values make purchase of further shares
unaffordable
availability of mortgages from lenders who do see shared equity models as higher risk

Shared Ownership
Shared ownership may face challenges in the short and longer term. In the short term, customers may
become increasingly risk averse in buying a share that may fall further in value.
Longer term, valuation issues may emerge when people come to seek a mortgage on SO/Rent to Homebuy,
as liquidity may recover slowly and lenders are cautious – in effect, valuation may become problematic with
mortgages less available.
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In terms of future activity by those in the current market, it may be these issues will also make them more risk
averse until the market position clarifies.
New Products
The intermediate housing sector may change to respond to market conditions over the next 5 years. House
price falls may make some products less attractive and other options more attractive to potential customers.
The type and range of products available can be expected to mature. There are a number of variables that
may also impact on how the sector may evolve:
§
§
§
§

products: new models of rent to mortgage, intermediate rent and variable equity stakes may emerge
new entrants: should intermediate rental yields improve on an upswing, there may be new institutional
market entrants
customers: customer confidence in intermediate products may vary between options
politics: any change in political priority may influence the direction that the HCA take in its investment
policy towards intermediate housing

Issues for Strategy
The intermediate housing sector may change to respond to market conditions over the next 5 years. House
price falls may make some products less attractive and other options more attractive to potential customers.
§

Should a separate affordability exercise be undertaken to test the viability of intermediate shared
ownership products against the backdrop of falling market house prices?
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The Private Rental Markets
Summary
The private rented sector is important to the balanced housing market in Lincolnshire. The sector also plays
an important part in the economic success of the County, providing a housing solution for labour mobility, as
well as meeting some housing need.
This is recognised by a growing importance in strategy and policy making - the Decent and Secure Homes
(DASH) initiative and various landlord accreditation schemes show the increasing recognition of the sectors
importance.
Nationally, demand for the rental market is high and rental yields are currently forecast on an upward trend (in
contrast to sales values).
Figure 37

Figure 38 – The UK Private Rented Sector
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However, the sector has seen considerable change in recent years and current market changes expose it to
risk:
§
§
§

growth of Buy to Let and high numbers of new market entrants
UK rental sector differs from other international markets with a high proportion of landlords with a
small portfolio
recent reviews of the sector by Rugg and Rhodes indicate a direction of travel which may see
increased regulation of the sector

It might be expected that the rental market would continue to show increasing yields, at the present time,
particularly given the fall in relative demand from first time buyers who must seek housing solutions
elsewhere. This is certainly so in that demand continues to be high, but increases in supply have led to weak
rental growth. This may be due to a range of factors:
§
§

distressed vendors unable to sell
increase in instructions from developers with unsold stock

The drop in sales means that more properties may yet come to market and increase the level of provision.
However, this may also act as a deterrent to Landlords in view of weakened returns.
Figure 39 highlights recent trends for the Midlands (and Wales) and shows a considerable increase in new
instructions (supply) and declining rents.

The Shape of Lincolnshire’s Private Rented Sector
It is challenging to evidence different private rented sector markets anywhere and Lincolnshire is no
exception. However, there are private rented sector markets with sufficient scale to enable some monitoring
to be carried out - Lincoln, Stamford, Gainsborough and Sleaford.
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Figures 40
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Issues for Strategy
In market terms, the private rented sector may show first evidence of market recovery.
§

Should ongoing monitoring of private rented sector in the markets of Lincoln, Stamford,
Gainsborough, Sleaford be monitored while this strategy is in development?
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AFFORDABILTY AND ACCESS TO HOUSING (Objective 2)
Summary
The number of households is forecast to increase substantially in Lincolnshire from of 272,000 in 2001 to
369,000 by 2021 and a further increase to 390,000 by 2026.
Some of this will be via natural growth to 2026 (18,000 additional households) but migration features strongly
(just over 100,000 additional households).
This has differing implications for each of the current sub regions in Lincolnshire. Central will see the biggest
natural growth and net migration gain, while Coastal is projected as having limited natural growth.
RSS reviews mean that Coastal has seen its planned dwelling provision effectively halved, with redistribution
to Central and Peterborough Partial.
Average delivery from 2001/02 to 2006/07 has been lower in Central than the latest target although these
levels have been rising. Delivery is consistent and in line with the new target in Peterborough Partial. Coastal
has had relatively lower delivery in more recent years and whilst in line with previous targets, is considerably
higher than the new target.
Affordable housing delivery has varied between 2001-2007 yet has delivered 2,059 affordable homes. This
has ranged from 193 units in 2001/02 to 563 units in 2005/06, averaging 343 dwellings pa.
Historically, most completions in Lincolnshire have been houses although the number of flats has been
steadily increasing.
Forward affordable housing delivery is an area for focus and boosting the pipeline of schemes is important.
Coastal has generally been the highest deliverer of affordable housing which may have implications
considering their reduced RSS requirement.
Population Growth
Between 1991 and 2001, Lincolnshire’s population grew by almost 10%, 4 times the English average, with
North Kesteven (17.5%), South Holland (14.0%) and South Kesteven (13.4%) among the fastest growing
districts in England and Wales.
The growth in population has continued with the 2007 mid-year population estimate for the County, 692,800,
showing an increase of approximately 7% from the 2001 census.
Population growth in Lincolnshire is largely due to inward migration, particularly of older people, and the
County is characterised by a growing elderly population (in line with the regional and national picture).
There is a tradition of migrant workers coming to the County mainly to support the agricultural sector. In
2005/06, 7,760 new National Insurance registrations were made for migrant workers. 54% of these were in
Boston and South Holland Districts.
Housing Delivery & Targets
‘Homes for the Future – More Affordable, More Sustainable’ (Green Paper - July 2007) set out key principles
regarding delivery of more homes to meet growing demand:
§
§
§
§

Deliver homes where they are needed
Delivery without unnecessary delay
Use public sector land
Recycling homes and land
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Nationally, current targets are of 2m homes by 2016 and 3m homes by 2020, with 240,000 new homes pa by
2016. 200,000 new homes are deliverable via surplus public land by 2016. The targets were set based on
delivery via:
§
§
§
§
§

1.6m already in RSSs (incl. 650,000 in Growth areas)
150,000-200,000 from RSS reviews
100,000 in 45 towns/cities (29 Growth points)
50,000 from Growth points
25,000 – 100,000 in 5 new Eco towns

Nationally, 60% of new supply should be on Previously Developed Land or Brownfield – regions and local
authorities should set local targets.
Affordable Housing
National policy on affordable homes is focused on making housing more affordable based on more social
housing, help for first time buyers and improving the way the mortgage market works (Homes for the Future –
More Affordable, More Sustainable) (Green Paper - July 2007).
Key targets and investment include:
§
§
§
§
§
§
§

£8bn for new affordable homes 2008-11
155,000 new affordable homes between 2008 and 2011
70,000 more affordable homes to be delivered pa by 2010-11
45,000 (at least) social homes to be delivered pa by 2010-11 (double that of 2004-05)
Goal of 50,000 social rent pa in next Comprehensive Spending Review
25,000 shared ownership/shared equity a year
More rural homes

Essentially, affordable housing continues to be a key priority for government to meet the needs of ‘UK plc’,
attracting considerable investment.
Tenures (PPS3 Definitions)
Social Rented Housing
§ Rented housing for which guideline target rents are determined through the national rent regime
Intermediate Affordable Housing
§ Housing at prices and rents above those of social rent, but below market price or rents
Market Housing
§ Private housing for rent or for sale, where the price is set in the open market
What is Required?
The RSS sets out the housing requirement for Lincolnshire. By considering the RSS and its iterations we can
see where the pattern of requirement across the County is positioned.
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Figure 41 - CLG Trend-based Household Projections for Lincolnshire
(ONS 2003-Based Household Projections)

Source: CLG household projections 2003 and 2004 based

The 2003 and 2004 projections are in harmony. Lincolnshire is projecting increased numbers of households
to 2026 - CLG household projections suggest (for both 2003 and 2004 based data) that, on current trends, the
number of households in the County would increase from:
§
§

a base of 272,000 in 2001 to 369,000 by 2021 (representing an increase of 97,000 over 20
years or an average of 4,850 per annum)
a further increase to 390,000 by 2026 (an increase of 118,000 over 25 years or 4,720 pa)

Figure 42 - CLG Trend-based Household Projections
(ONS 2003-Based Household Projections)

Source: CLG household projections 2004 based

The growth in households is mainly due to net migration into the County.
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Across the County, natural growth (i.e. household formations less household dissolutions) account for almost
18,000 additional households over the period 2001-26, whereas net migration accounts for just over 100,000
additional households over the same period.
Figure 43 - CLG Trend-based Household Projections 2026
(ONS 2003-Based Household Projections)

Source: CLG household projections 2004 based

This has differing implications for each of the current sub regions in Lincolnshire. Central will see the biggest
natural growth and net migration gain while Coastal is projected as having limited natural growth:
§
§
§

March 2009

Central Lincs projections show a growth from 108,000 to 154,000, consisting of +10,000 natural
growth and +36,000 net migration
Coastal Lincs projections show a growth from 80,000 to 115,000, consisting of NIL natural growth
and +36,000 net migration
Peterborough Partial projections show a growth from 84,000 to 122,000, consisting of +8,000
natural growth and +30,000 net migration
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Figure 44 - Trend-based Household Projections vs. Planned Dwelling Provision
(ONS 2003-Based Household Projections and RSS)

Source: CLG household projections 2004 based; RSS 2005, 2006, 2008 (partial review draft)

The comparison of trend based household projections compared to planned dwelling provision highlights
several key issues. Essentially, Coastal Lincs has seen planned dwelling provision effectively halved, with this
provision redistributed to Central Lincs and Peterborough Partial:
Central Lincs

The various revisions of the RSS have progressively increased housing provision targets in
Central Lincs – initially from 1,155 dwellings pa to 1,830 pa, with current proposals to
increase to 2,036 dwellings pa.
The latest RSS figures are broadly in line with trend-based household forecasts for the area
(1,920 households pa).

Coastal Lincs

The initial review of the RSS increased the housing targets from 755 dwellings pa to 940
pa, but current proposals reduce this target to 435 dwellings pa.
The RSS requirement is considerably lower than the trend-based forecasts (1,480
households pa).

Peterborough
Partial

Whilst the original RSS review left the targets for this area relatively unchanged (840 cf. 800
dwellings pa), current proposals suggest increasing this target to 1,150 dwellings pa.
The latest RSS target is closer, but remains below the trend-based household forecasts
(1,320 households pa).

The trend highlighted by supporting figures is that new dwelling provision has ‘moved’ westwards in the
County. It could be argued that, for inward investors, this suggests a clear priority for where their cash should
go.
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Figure 45 - Trend-based Household Projections vs. Planned Dwelling Provision
(Annual Monitoring Data and RSS)

Source: RSS 2008 (partial review draft); AMR returns

The gold column in Figure 45 shows where new housing delivery has happened while the other column
shows where planned provision is targeted.
Average delivery over the period 2001/02 to 2006/07 has been lower in Central Lincs than the latest target,
about the same as the new target in Peterborough Partial and considerably higher than the revised target in
Coastal Lincs.
Essentially:
§
§
§

Central Lincs has not been delivering at the levels required of it in coming years
Coastal Lincs has over delivered against that required in coming years
Peterborough Partial has marginally overdelivered against future requirement

This suggests that a step change in Central Lincs will be required in order for forward delivery to match that in
the RSS.
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What’s been delivered?
Figure 46 - Dwelling Completion Trends

Source: RSS 2008 (partial review draft); AMR returns

Completion trends show:
§

Over the period, completions have been rising in Central Lincs and delivery in 2006/07 had reached
the new target. However, this may be challenging to maintain in the present market.

§

Delivery in Peterborough Partial has been relatively consistent, and is just above the new target

§

Coastal Lincs has had relatively lower delivery in more recent years than in 2001-04 – and whilst in
line with previous targets, is considerably higher than the new target

Issues for Strategy
Recent dwelling completion trends suggest a challenge for all sub regions. However, do they highlight a
special focus required for Central Lincs?
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Figure 47 - Dwelling Completions by Year - Affordable and Market Housing
Annual monitoring data and HSSA)

Source: Total dwellings from AMR returns; AH from HSSA returns; Market assumed to account for balance

A step change in delivery has been achieved, yet this has varied over the period. Delivery figures reported in
the HSSA show that:
§

affordable housing delivery has varied during 2001-2007 yet delivered 2,059 affordable homes. This
has ranged from 193 units in 2001/02 to 563 units in 2005/06, averaging 343 dwellings pa. Total
delivery is 2,059.

§

market housing has delivered considerable numbers of new homes over the same period. These
ranged from 3,268 units in 2005/06 up to 3,814 units in 2006/07, averaging 3,541 dwellings pa

Figure 48 – Dwelling Completions by Type
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Historically, most completions in Lincolnshire have been houses, although the number of flats has been
steadily increasing. The level of flat provision may be something to consider as part of the Lincolnshire
Housing Strategy.
Delivery within Sub Regions
Delivery can also be considered sub regionally within each of the sub housing markets.
Figure 49 – Sub regional Dwelling Completions by LA: 2001-07 - Affordable and Market Housing
(HSSA)

Source: Total dwellings from AMR returns; AH from HSSA returns; Market assumed to account for balance

Central Lincs

Delivery has averaged 1,678 dwellings pa; 1,556 market plus 122 affordable
homes.
Delivery has been highest in West Lindsey (698 pa) and North Kesteven (641 pa),
with Lincoln delivering 340 pa.

Coastal Lincs

Delivery has averaged 958 dwellings pa; 836 market + 122 affordable (by
coincidence this is the same Affordable Housing total as Central Lincs).
Delivery has been highest in East Lindsey (607 pa) with Boston delivering 351 pa.

Peterborough Partial

Delivery has averaged 1,248 dwellings pa; 1,149 market + 99 affordable.
Delivery has been relatively balanced between South Holland (565 pa) and South
Kesteven (683 pa).
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The delivery of affordable housing can be considered in more detail including what has been delivered and
the current pipeline of schemes with HC allocations.
Figure 50 - Affordable Housing Summary by LA

Source: HSSA returns; Housing Corp funding spreadsheet from DH

This data should be treated cautiously given the range of timeframes each covers. However, it does seem to
suggest that:
§

if North Kesteven and West Lindsey are to deliver the bulk of the required housing, they do not
seem to have as many Affordable Housing schemes with funding in their current pipeline as local
authorities in other sub regions.

§

Boston and East Lindsey seem to be continuing to provide supply even though their forward RSS
requirement is reduced.

Issues for Strategy
Does the analysis suggest that delivery of affordable housing in Central Lincs still requires further focus in
order to achieve scheme volumes required?
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Figure 51 - Comparison of HSSA and HC Affordable Housing Figures

Source: HSSA returns; Housing Corp funding spreadsheet from DH

This table develops the issues in the table above and compares HSSA and HC data for the same 3-year
period (2004/05 to 2006/07).
Figure 52 - Dwelling Completions by LA: 2001-07 - Affordable Housing Delivery

Source: Total dwellings from AMR returns (providing base); AH from HSSA returns

This graph shows affordable housing dwellings by sub region 2001-07. Again, Coastal Lincs has generally
been the highest deliverer of affordable housing which may have implications considering their reduced RSS
requirement.
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Future Delivery in the Lincolnshire Market
Summary
Demand (from the household projections) compared with supply (from RSS requirements) shows differing
patterns for the County and may have implications for where future delivery activity should focus:
§

South Holland, East Lindsey and Boston all have relatively low supply.

§

Supply in West Lindsey and North Kesteven would be in line with trend-based household figures.

§

Supply in Lincoln and South Kesteven would be higher than trend-based household figures.

One important feature to identify is where the future key markets within Lincolnshire are, as these may
provide a focus for any strategic response to the delivery question. Figures 53 and 54 address this issue by
comparing demand and supply features and how RSS Reviews have impacted on this – things have changed
between RSS 2006 and RSS 2008.
Figure 53 - Demand vs. Supply - RSS 2006 Review

Source: CLG household projections 2004 based; RSS 2006

In considering the Lincolnshire market, we looked at where planned provision in the 2006 RSS review is
required and compared this to projected household growth:
§

Horizontal axis shows the number of additional households based on CLG trend-based projections

§

Vertical axis shows the housing target set out in the RSS

From this, it can be seen that Lincoln is the only LA with higher dwelling provision than projected growth. All
other districts have higher trend-based growth than delivery target.
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Figure 54 - Demand vs. Supply RSS 2008 Partial Review Consultation Draft
Note - Assumes same LA distribution within each sub-region as in the RSS 2006 Review

Source: CLG household projections 2004 based; RSS 2008 (partial review draft)

The second graph shows the coastal LAs (South Holland, East Lindsey and Boston) all have relatively low
delivery regardless of the household projections as a result of the RSS 2008 partial review:
Supply in West Lindsey and North Kesteven would be in line with trend-based household figures. However,
supply in Lincoln and South Kesteven would be higher than trend-based household figures:
§

Lincoln has a projected +320 growth in households pa while its target provision is 580 dwellings pa –
therefore, the target is 182% of trend-based growth

§

South Kesteven has a projected +720 growth in households pa while its target provision is 910
dwellings pa – therefore, the target is 126% of trend-based growth

The growth points in Central (Gainsborough in West Lindsey and Lincoln) and Peterborough Partial
(Grantham in South Kesteven) should also be noted.

Issue for Strategy
The demand/supply comparison of districts indicate that South Kesteven, North Kesteven and West Lindsey
are likely to see highest demand pressures and the major challenge of enabling supply to meet this.
The market forecast suggests that West Lindsey and South Kesteven are less exposed to market downturn
and may be better placed to meet the supply challenge.
§

Does the analysis provide a way forward for the Housing Strategy?
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Affordable Housing Delivery - Influencing the Supply Chain
Summary
Given the constraints on delivery in the current market, we have considered how a housing strategy might
begin to intervene to enable delivery of both market and affordable housing by considering a range of factors:
§

Finance: the illiquidity situation should be monitored for evidence that private funding may be
returning to markets. This could open opportunities for public sector and private to begin to get active
again. At the same time, steps need to be taken to shape the Lincolnshire ‘Offer’ to the new the
Homes & Communities Agency and maximise available public investment. This source may also
include, potentially, the Regional Development Agency.

§

Land supply: the availability of land is key to the supply of new homes. The current private land
market is in steep decline so the public sector may wish to take a lead and enable land to come
forward. Strategic Housing Land Availability Assessments may prove a useful tool for the Housing
Strategy. There are issues around value which will also need to be considered. Interventions, such as
CPO, might also be considered.

§

Delivery agents, including developers and housing associations: developers are constrained in the
current market due to the fall in demand. However, there may be parties interested in developing
where risks are shared and/or returns secure. RSLs are operating under constraints themselves but
have a strong track record of delivery. Although capacity levels may be limited, the strategy will need
to consider what delivery agents can contribute to supply.

§

Organisation of skills and expertise: local authorities have a pool of expertise and steps to co-ordinate
activity have already begun in different parts of Lincolnshire. A strategic approach working with
existing and potential partnerships to maximise opportunities should be explored.

§

New delivery vehicles: several new vehicles offer alternative means to enable delivery and these
should be explored further.

PPS3 sets out the national planning policy framework for delivering the Government’s housing objectives, in
response to the Barker Report (2004). The PPS3 ‘Vision’ (Figure 55) suggests an approach based on a ‘plan,
monitor, manage’ approach to deliver housing targets. The ‘Vision’ is supported by 2 key documents:
§
§

Strategic Housing Land Availability Assessment (SHLAA)
Strategic Housing Market Assessment (SHMA)

These two documents allow authorities to understand housing demand/need (SHMA) as well as potential land
supply (SHLAA) where new housing may be delivered. Lincolnshire has completed its 2 SHMAs and is
progressing with its SHLAA work.
Arguably, the SHMA/SHLAA also provide the evidence base to ‘plan, monitor, manage’ the housing delivery
supply chain.
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Figure 55 – PPS3

Planning Overview
Government policy emphasises a co-ordinated approach to housing and this should include planning. The
2004 Planning Act has changed how planning policy works.
National

Planning policy
statements

PPS v generalist/broad around affordable housing, mix, type, etc.
NB some PPGs are still with us e.g. PPG2 Green belt

Regional

Regional Spatial
Strategy

Sets out regional strategy and particularly how many homes to deliver.
Likely to change in the light of the end of Regional Assemblies and
planning responsibility passing to the regional development agencies.
A new integrated regional strategy is proposed.

Local

Local Development
Framework

LDF will include:
Core Strategy
Site specific allocations
Existing specific planning guidance/documents (SPG/SPD) e.g.
affordable housing.
The AH could be in other documents but having a separate one is a
growing trend.
Statement of Community Involvement – how talk to stakeholders.
Local development scheme (LDS) sets out how LA’s will deliver their
LDF – effectively a method statement.
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Lincolnshire has been making progress on delivery of its SHLAAs:
Local authority

Position

Lincoln, West Lindsey &
North Kesteven
Boston & East Lindsey

Published 2008

South Kesteven, South
Holland (& Rutland)

SHLAA process on hold awaiting publication of new Strategic
Flood Risk Assessment. Consulted on and finalised methodology,
identified sites and concluded assessment of sites (with exception
of flood risk issues).
Published 2008

Issues for Strategy
Planning policy can have significant impact in enabling the delivery of new homes.
§

Can current sub regional working arrangements be a vehicle to aid forward supply chain of sites and
schemes?

§

Would further joint planning approaches bring benefits in terms of delivery of the housing strategy?

Strategic Housing Market Assessments (SHMAs)
The UK housing market is prone to volatility which has led to considerable study in recent years (Barker,
Callcut, Egan, Rugg and Rhodes, etc).
Housing markets are dynamic and complex – definitions vary but usually include the demand and supply of
housing and the impact on this of stock quantity, price, alternatives (rent or buy), and interventions (normally
by Government). Other influences include interest rates, economic growth, population trends, etc. More
recently lender confidence and market liquidity have become key factors, while consumer confidence has
fallen and house prices have followed. As a result the house building industry is, effectively, mothballed with a
projected slow recovery rate.
Most (but not all) of these factors are incorporated into SHMAs – SHMAs focus on the current market
(demography, economy, the active market in terms of housing stock and activity), the future market (including
economy and affordability), housing need and requirements of specific groups.
At the time of writing (December 2008) delivery against the current market backdrop has been identified as a
key strategic issue for Lincolnshire – but how can delivery be achieved against the current market trend?

Issues for Strategy
Two SHMAs have been produced for the 3 Lincolnshire housing sub regions. Monitoring and updating
arrangements are planned in order to provide an ongoing evidence base for need and demand in the County.
Are the key monitoring indicators comprehensive or do or other factors need to feature? Can the practical
arrangements for SHMA review be incorporated into the ongoing evidence base to underpin the housing
strategy?
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How can a Housing Strategy Influence or Intervene in the Market?
By considering the housing delivery supply chain (with a focus on affordable housing) certain key elements
suggest themselves for inclusion in the Lincolnshire Housing Strategy:
§
§
§
§
§

finance and funding
land supply
delivery agents, including developers and housing associations
organisation of skills and expertise
new delivery vehicles

Finance and Funding – Private Funding
Recent delivery of all housing has relied on a rising market, availability of cash borrowing and a buoyant
private developer sector. RSLs and other delivery agents have used the rising market to cross subsidise
affordable homes with cash generation from sales and shared ownership.
The situation has now changed considerably. Private finance is limited as a result of the Credit Crunch and
lenders are rebuilding their balance sheets. The cost of borrowing has risen. RSLs, in particular, are reported
as ‘stockpiling’ borrowed funds as there is a risk that borrowing may become more difficult in coming months
(Tribal – Inside Housing; October 2008). Essentially, the constraints of the financial markets act as a brake on
housing development activity.
Figure 56 – Private Finance

Issues for Strategy
Liquidity will return to the market at some point and development activity will begin.
§

How can funding the supply of new homes (including affordable homes) be enabled by Lincolnshire in
the meantime?

§

Can Lincolnshire deliver any finance or subsidy from its own resources to support delivery of new
homes, including affordable homes?
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Finance and Funding – Homes and Communities Agency
The new Homes and Communities Agency (HCA) has launched with an inherited 3 year programme
supported by £8bn+ of Government cash. The Regional Housing Investment Statement (RHIS) 2008-11 East
Midlands (Housing Corporation) highlights areas where Lincolnshire might shape its forward housing offer to
secure HCA cash.
§

Investment continues to follow both thematic and geographic patterns:
o
o

§

Thematic: rural, growth and growth points, supported housing, larger homes, BME
Geographic: southern growth area, 3 cities and other sub regions

“45% (about £140m) of the Corporation’s total resource is still available to invest” through regular
market engagement (RME) – a significant sum offering a real opportunity for agencies who can bring
new schemes forward. Key issue for RME include:
o
o
o

Continued focus on supply of new homes in smaller villages with population below 3,000
Continued focus on larger family homes
Significant drive to bring schemes forward to meet the Corporation’s ‘sharply rising targets’ to
March 2011

§

No allocations for housing in Lincolnshire’s 3 Growth Points were made as part of the 2008-11 bid
round (as at April 2008)

§

Continued downward pressure on grant rates: Grant rates are 44% (2007 England average) and 38%
(East Midlands rent 2008-11). The HCA have indicated they will take a more flexible approach to
grant rates given the current market.

§

Overbidding still occurs albeit at a reduced 2:1 ratio: greater efficiency on bidding arrangements could
reduce this ratio further.

§

RSLs are still the main delivery agents: ALMO/SPV and private sector partners account for 340 (10%)
homes in the programme (220 rent/120 LCHO). New delivery models, however, offer opportunities to
increase schemes coming forward.

§

Rural East sub region received 20% of rental and 40% LCHO allocations and 20% / 40% cash.

§

‘Specific value for money issues, in particular’ are noted for individual local authorities in the Eastern
sub region’: this issue should ideally be explored further.

§

Strategic split between shared ownership and rent has proved ‘difficult to achieve’ regionally: the
intermediate housing market may be changing, with a shift to a different range of products.

RSL capacity to deliver has also been the focus of considerable scrutiny via various Housing Corporation
measures with a view to exploring ways to boost delivery.
Investment decision making timetables have relaxed recently and moved from an annual investment round to
one based on ongoing market engagement between the Corporation and delivery agents. The advent of the
new Homes and Communities Agency mean that regional investment policy will likely mature further over
time. For example, speculation suggests the HCA may look to buy an equity stake rather making a grant to a
new scheme.
Indications are that the HCA has recognised the constraints in the current market (e.g. the inability of RSLs to
cross subsidise via sales and shared ownership) and has signalled interest in intermediate rent and mixed
rental only estates (Inside Housing 7 November 2008).
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Issues for Strategy
Lincolnshire has many features which could attract HCA investment provided deliverable schemes can be
identified. £140m of funding is technically available 2008-11 to support such schemes, subject to bidding
criteria. Further funding may be available as the Government attempts to stimulate markets.
·

How can the County shape its forward affordable housing bids programme to maximise housing
investment framework from the HCA?

Land Supply
The fall in private sector land transactions and land values has implications for development where this is led
by the market. Distressed vendors may still bring sites to market, but the probability is that land owners will
await an upturn in values.
Figure 57 – Land Values Down in All Regions

NB based on Savills' regions as per our land indices. East Midlands falls in the ‘Eastern’ region which also includes the East of England.

Given the lack of private sector land coming forward, any forward land supply for new housing delivery will,
arguably, rely heavily on the ability of the public sector to either enable development on private land or bring
public land forward. This enabling may wish to focus on affordable housing (of all types) given the high level
of need in Lincolnshire.
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Planning and Planning Gain
A further issue to consider is the less likelihood of delivering new homes via planning gain.
Figure 58

Source: HSSA returns

Recent planning applications have been made in a buoyant market and this has boosted the rate of
completions.
Figure 59

Source: HSSA returns

In addition, the step change in delivery of new affordable homes has been achieved increasingly via planning
obligations.
Given the fall in land transactions, it is likely that, as a delivery mechanism, planning obligations will not
deliver recent historic completion rates.
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SHLAAs
PPS3 places emphasis on Strategic Housing Land Availability Assessments (SHLAAs) as an evidence base
to support local development documents. Lincolnshire is making good progress with its SHLAAs. Cross
boundary working is already underway in sub regions. This may be something to promote and develop. The
methodology for any cross boundary approach to SHLAAs needs to be considered, and whether the PPS3
definition should be followed or a more local bespoke approach developed.
Given the current downturn, any SHLAA that can generate a programme of deliverable schemes may be
considered favourably by public sector investors. The RHS (Policy 4; Actions 4) notes that ’public sector
bodies should ensure that a ‘best price’ for land in pubic ownership will be that offering the highest receipt
after ensuring that site development will deliver against all local policies, especially local housing policies’.

Issues for Strategy
§

Should Lincolnshire take positive steps to ensure a land supply for new housing? How should this be
done?

§

Can the SHLAA work be developed to enable a supply of deliverable schemes to come forward?
What land can the public sector bring forward and what options exist to have flexibility over values?

§

How can this be effectively co-ordinated?

§

How effective are the SHLAAs in terms of assessing the viability/deliverability of sites identified?
Should a viability assessment methodology be developed to test deliverability of schemes?

Delivery Agents: Housing Associations
Delivery of new affordable homes in Lincolnshire is mainly via two partnerships led by Longhurst Housing
Group and Eastern Shires Housing Group. South Holland District Council also has a small development
programme. Established relationships exist between the partnerships and Lincolnshire local authorities to
enable new affordable housing schemes to come forward.
RSLs report a range of issues to be considered as part of the Lincolnshire Housing Strategy:
§
§
§
§
§

Generally, the market downturn has made RSLs cautious, especially for schemes requiring cross
subsidy via shared ownership or build for sale
Anecdotal evidence suggests that the market downturn is dissuading recent entrants to
development in Lincolnshire from seeking new opportunities
New scheme opportunities still exist and RSLs report no difficulty in finding new schemes
Recent downward pressure on grant levels has made scheme viability more difficult to achieve –
there is a consensus that these need to be more flexible
Capacity for bigger programmes may be constrained by a range of variables including scheme
viability, grant rates, land values, business plan capacity, etc.

Delivery Agents: Private Sector
In line with the national picture, private sector developers are sharply reducing their programmes and market
activity. Redundancies have been announced in most major private builders, e.g. Taylor Wimpey (900),
Persimmon (2000), Barratt (1200) – this could act as drag on market recovery of new build activity when the
th
upturn comes. Some developers are repositioning themselves into public sector (e.g. Lovell, the 13 largest
developer in England, has 90% of its revenue from the public sector).
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Applications to Start
New Homes (NHBC)
Q1
Q2
Q3

2007

2008

53,717
42,485
50,250

37,839
29,973
23,185

Completions (NHBC)
Q1
Q2
Q3

2007
40,996
50,721
41,389

2008
35,205
44,548
33,299

More recent figures show the downward trend continues – in August 2008, there were 3,720 new homes
applications, down 76% on August 2007 (NHBC).
Forecast falls in applications to start new homes also show the downturn:
Total starts (NHBC)
2007/8
2008/9
2009/10

185,000
90-95,00 (estimate)*
103,000 (forecast)

* early 1990’s recession starts werec.125,000 pa

Both private and RSL development activity is down. NHBC estimate as few as 85,000 new homes will be
registered in 2008/09, compared with 185,000 in 2007/08. This output level questions the national target of
3m new homes by 2020 and an increase in build rates to 240,000 homes a year by 2016. RICS estimate
200,000+ homes a year are needed to deliver the 2020 goal. NHBC figures for October show applications to
start new market homes fell to 11,507 (down 73 per cent on a year earlier). Housing association figures were
5 per cent down, at 8,473.
New Vehicles
A range of new delivery models have emerged, mainly from the Housing Green paper. Policy is to expand the
range of affordable housing delivery partners who can access grant, as well as find new vehicles to increase
supply.
§

affordable housing: expansion from the traditional (RSLs) to include the new:
o
o
o

§

new delivery vehicles include:
o
o
o
o
o
o
o
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ALMOs (e.g. Derby Homes in East Midlands): ALMOs have potential as delivery agents
although capacity may be subject to Business Plan limitations
developers (e.g. Westleigh in the East Midlands)
local authorities (e.g. South Holland DC in Lincolnshire)

LA owned company (South Holland have a community interest company to deliver affordable
homes)
Community Land Trust
Local Housing Company (a partnership between local authorities and the HCA - a regional
pilot is underway in Nottingham targeting key workers and first time buyers )
Limited Liability Partnership (models exist in several regions and focus on whole area
solutions)
Single estate transformation model
PFI type approaches
Not for profit public sector companies (e.g. Meden Valley Making Places in the East Midlands
– a jointly owned company by local authorities and English Partnerships)
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Innovation- Special Purpose Vehicle
A special purpose vehicle is under consideration by Lincolnshire Councils, led by South Holland - the
preferred model is under consideration but all Lincolnshire authorities have expressed support for the venture.
The idea is to fund new affordable housing via a mix of retained negative HRA subsidy in the County, private
funding and surplus public sector land.
Innovation – Growth Points
There are 3 growth points in Lincolnshire: Lincoln, Gainsborough and Grantham. Growth point funding is a
mix of revenue and capital used to unlock sites for development. Capital funding is relatively modest (e.g.
£5m for South Kesteven DC over 3 years) with Year 1 being cash and future years as allocations.
Activity is co-ordinated by a partnership board: membership includes government agencies, non
governmental organisations as well as local authority staff. RSL partners are also involved.
Growth points have relied initially on the rising market and working with developers keen to bring schemes
forward is being revisited – the downturn in market has changed this and new mechanisms are being
considered, including new delivery vehicles, by the partnership boards.

Issues for Strategy
Traditional affordable housing delivery partners exist in Lincolnshire and a range of new opportunities are also
available. The proposed special purpose vehicle for Lincolnshire and the 3 growth points present
opportunities to deliver more affordable homes.
Which models are the most attractive for Lincolnshire? How can the co-ordination and integration of activity
be organised to aid delivery?

Organisation of Skills and Expertise
The strategic approach taken by local authorities to deliver new homes has become more high profile:
§
§
§

The Local Government White Paper, ‘Strong and Prosperous Communities’ identified the need
for local authorities to take a more strategic approach to housing as part of their place shaping
role.
IDeA has published recent papers on Strategic Housing in Place Shaping (Paper 3) and new
housing provision (Paper 4). In particular, The ‘development team’ approach as used by Walsall
is highlighted as good practice
Best practice guidance on the role of the local authority strategic housing is currently being
reviewed by the CIH on behalf of CLG.

The strategic role includes:
§
§
§
§
§
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Providing project leadership
Helping to establish the teams and partnerships needed for delivery
Oversight to ensure partnerships are working effectively
Commissioning new work/projects necessary to achieve the target outcomes
Directly resourcing consultation, negotiation and research work to enable timely good decisions
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Issues for Strategy
Given the current state of the wider market, is there a need for Lincolnshire to consider how its strategic
people resource is organised to enable delivery? Is a strategic housing partnership for Lincolnshire or for
each sub region required? How can housing strategy people benefit from the capacity and skills of major
external partners?
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HOUSING CONTRIBUTION TO ECONOMIC DEVELOPMENT (Objective 3)
Summary
The link between housing and economic development has seen growing awareness recently. However,
housing investment has often ‘taken place in isolation from wider economic context’ (Housing
Corporation/Centre for Cities 2008). As part of the work on the Lincolnshire Housing Strategy we are
suggesting this be explored further to identify connectivity and as a way of maximising future funding
opportunity.
National and Regional Policy
National and regional strategy is undergoing review at the present time and this has implications for local
policy makers:
§
§
§
§
§

the sub national review will see significant change in how future public investment in housing and
economy is made, with increased linkage in the move to an Integrated Regional Strategy
the launch of the new Homes and Communities Agency has signalled a significant change in how
affordable housing investment decisions will be made
economic pressures nationally may also see changes in regional funding allocations following the
current governmental review
PPS4 (Planning for Sustainable Economic Development) has implications for planners over
sustainable economic growth and the challenges of the global economy
the Lyons Review also emphasised the place shaping role of local government to promote economic
prosperity and the well being of communities – any housing ‘offer’ can impact on this

The downturn in the housing market and in new build starts also presents considerable challenges in
delivering housing of all tenures in coming months and years.
At the same time, there has been growing awareness of the connection between housing investment and its
impact on economic success. However, housing investment has often ‘taken place in isolation from wider
economic context’ (Housing & Economic Development; Housing Corporation/Centre for Cities November
2008).
National plans for growth recognise housing as an enabler of growth, but it has been noted that housing
policy will need to be more responsive to local economic development conditions.
The ‘right type/right place’ agenda for new affordable housing delivery will also likely mean a link to wider
economic issues – the integration of housing and economic development is a fundamental role for the new
HCA. However, it should also be noted that economy is not solely about new build housing but also the
regeneration of existing communities and stock.
In addition, the link between housing supply and local demand may become more explicit – for example, in
high demand areas, more funding may be available to bring schemes forward, to take advantage of lower
land values and support labour mobility.
Lincolnshire
Economic strategy activity is advanced in Lincolnshire:
§
§
§
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Lincolnshire Assembly – the Local Strategic Partnership set up to deliver Lincolnshire's Local
Area Agreement 2008-2011 and Sustainable Communities Strategy
Housing Market Partnerships set up to deliver SHMAs
Growth points in Lincoln, Gainsborough and Grantham: the relationship between housing,
economy, sustainability and growth areas are key. Currently, Lincoln and Grantham have
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produced their programme of development documents and Gainsborough are currently
developing theirs
§
§

Lincolnshire Enterprise: the Lincolnshire sub regional strategic economic partnership
Local economic assessment preparation

The infrastructure deficit in the County and the link between this and housing/economic growth should also be
noted. For example, Lincolnshire has no motorways and only 55km of dual carriageway in its 9,000km of
roads.
Locally, Lincolnshire Enterprise (the County sub regional strategic partnership) Sub Regional Investment Plan
(2008-11) includes housing related priorities for:
§
§
§

inward investment: especially increasing economic growth and productivity while also increasing
employment and economic stability
land and property development: especially where supported by increased unemployment and
economic stability
tackling deprivation and inequalities

At the same time, Lincolnshire Enterprise highlights a range of economic challenges for the County:
§
§

§
§

productivity: the Lincolnshire GVA is falling
unemployment and economic activity: unemployment is relatively low, but this masks wider issues
around:
o unemployment in seaside communities
o seasonal variances in the Coastal sub region (winter/summer)
o pockets of deprivation (e.g. in Gainsborough South west)
o migrant workers
skills and education: high attainment at school translates into the lowest proportion of graduates in
the region
earnings are lower than national average which has directly impacted on declining housing
affordability

Private Rented Sector
The private rented sector plays a key part in the economy of Lincolnshire as well as other tenures. Small
private sector rented sectors can act as an inhibitor on labour mobility. The delivery of a new range of
intermediate products (bespoke to the needs of the County) might also aid the economy.
Infrastructure
Lincolnshire has modest transport infrastructure. Mainly rural, the County contains 5605 miles of highway, the
th
5 longest network of any English highway authority. However, only around 41 miles of this is dual
carriageway, the majority of which is the A1 and the A46, and there is no motorway. Much of the County’s
network consists of narrow country lanes, with 80% being C class or unclassified roads. The County’s rail
network is also poor, with just 9 of its towns having a rail link, and only Grantham lying on the inter-city
network.
Economy
Economically, Lincolnshire is under-performing. Average earnings at £20,525, are below both the regional
and national averages, £21,470 and £23,400 respectively. The traditional industries of food, agriculture and
manufacturing are in decline, as is the tourist industry on Lincolnshire’s East Coast.
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Issues for Strategy
Strategy and Policy
§
§
§
§
§
§
§

How can the co-ordination of housing’s contribution to economic development within the County be
enabled?
How can spatial planning strengthen the link between housing and economic development at the sub
regional level?
How will the sub national review and the move to an integrated regional strategy impact on this?
How can future policy and strategy explore how housing investment can link, and have an impact on,
economic outcomes across different spatial areas?
How can the economic impact of housing investment be tracked at the sub regional level?
What impact will the market downturn have on migration?
How can the interface between housing and Lincolnshire Enterprise be strengthened to include
housing in economic activity?

Delivery
§

What type and mix of affordable products would make a positive impact on the Lincolnshire
economy?
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DESIGN QUALITY AND SUSTAINABLE HOMES (Objective 4)
Summary
The drive to deliver higher quality standards is well established and features both in the suggestions for the
Lincolnshire Housing Strategy as well as in the new Regional Housing Strategy. This objective should
therefore be carried forward into the Lincolnshire Housing Strategy.
New development impacts in many ways:
§
§
§
§

directly on the built environment
indirectly, in terms of quality of life the built environment engenders
environmentally, by reducing carbon emissions from housing
balancing communities

‘Homes for the Future – More Affordable, More Sustainable’ (Green Paper - July 2007) sets out the national
ambition to create better homes and places that people want to live in via thoughtful infrastructure, design and
environmental approaches:
§

Design standards to improve – CABE have recently published their report

§

£300m Community Infrastructure Funds (for growth areas, growth points, eco towns): Lincolnshire
has 3 growth points in Gainsborough, Lincoln and Grantham

§

Community Infrastructure Levy (Planning Act 2008) – to bring benefits to communities from new
development. Lincolnshire recently received £2.18m from Housing and Planning Delivery Grant
Allocations for 2008/09 (equivalent to 2% of all England programme)

§

Enhanced environmental standards:
o
o
o
o

All new homes to be zero carbon from 2016 (Building regulations will be strengthened by
25% in 2010, 44% in 2013 to set the standards for this)
All new homes to emit 25% less carbon by 2010; 44% less by 2013
Average home water use to reduce by 20%
Implementation of the Code for Sustainable Homes (CSH) from 2008 (albeit with different
standards for public and private homes)

§

PPS25 to protect new homes from flooding: this has particular relevance for Lincolnshire especially in
the Coastal sub region

§

Lifetime homes: All public sector funded housing in England will be built to the Lifetime Homes
standard from 2011 with a target of 2013 for all private sector dwellings

The Regional Housing Strategy develops this approach further, and also includes issues around Fuel Poverty
and sustainable energy, in the regional Affordable Warmth Action Plan (2005).
The issue of design quality and sustainability also links to the Local Area Agreement and objectives to tackle
fuel poverty, the zero carbon objective, etc.
The market downturn and forecast slow recovery reduces the ability to deliver environmental and design
improvements at as fast a rate as envisioned when the CSH was launched.
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Issues for Strategy
‘Homes for the Future – More Affordable, More Sustainable’ (Green Paper - July 2007) sets out the national
ambition to create better homes and places that people want to live in via thoughtful infrastructure, design and
environmental approaches:
§

How can Lincolnshire take forward any objectives around design quality and sustainable homes?
Should enhanced standards be adopted?

§

How can affordable warmth be addressed in existing stock?

§

How can fuel poverty be addressed?
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BALANCED, SUSTAINABLE AND COHESIVE COMMUNITIES (Objective 5)
Summary
The nature of ‘sustainability’ has seen several recent good practice innovations brought forward which could
play a part in the Lincolnshire Housing Strategy. These include ideas on sustainability modelling and a
balanced housing market model to monitor key market indicators.
In addition, we are suggesting that the Lincolnshire Housing Strategy include the process for updating the
County’s two SHMAs.
Most good practice and guidance highlights a key housing objective as being to create “sustainable, inclusive,
mixed communities in all areas, both rural and urban” (PPS3). IDEA Best Practice Guide 4, SHMA Guidance
etc., echo this objective and the Regional Housing Strategy includes Objective 5 to develop a framework for
local partners to develop ‘sustainable and cohesive communities’.
Definitions vary but sustainability features include:
§
§
§
§
§
§
§

support to the vulnerable
making links between housing, health and community safety
the contribution of natural environments
what makes for successful new communities
sustainability and regeneration, including growth points
the impact of migration and migrant workers (especially in rural areas)
the needs specific groups such as Gypsy and Traveller and Black and Minority Ethnic Groups

The Commission on Integration and Cohesion Commission's report, Our Shared Future (2007) provided
practical approaches to building community capacity to reduce tensions and create opportunities for more
integrated and cohesive societies.
Recent good practice shows how policy makers are beginning to measure how balanced a housing market is,
as well as modelling the sustainability and viability of stock, schemes and communities. Currently, there is no
single definition for a balanced market but SHMA Guidance contains proposals and sustainability is likely to
form part of the CPA/CAA Audit Commission regime.
Gypsy & Traveller
Recent research (for example, South Kesteven GTAA 2005; Lincolnshire GTAA 2007; South Holland GTAA
2006) indicates that further work is needed regarding additional pitch provision.
Black and Minority Ethnic Groups
The County BME population is generally smaller than the national average (3%), but with a range from 4.3%
of the population in West Lindsey to 7.1% of the population in Lincoln. In recent times, BME population has
grown following an influx of migrant workers from Eastern Europe.
Lincolnshire has a high proportion of white (British/Irish) households (94.8% - Peterborough Partial) compared
with 93.8% for the region and 90.6% for all England. However, local housing strategies and surveys suggest
that housing needs are particularly high amongst BME groups. This suggests a need for strategic action at
the local level.
The NHF East Midlands delivered a BME Strategy for the region in 2007 which offers a range of initiatives to
meet the housing challenge of BME communities. It may be that a Lincolnshire response could be shaped
using this document.
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Deprivation
Lincolnshire is a relatively ‘poor’ County - 25% of population live
Deprivation 20% most deprived. Out of 360 local authorities, the
following ranks in the 2007 index of deprivation (the higher the
Lindsey 88; Boston 109; West Lindsey 185; South Holland 195;
297.

in neighbourhoods in the Index of Multiple
7 local authorities in Lincolnshire have the
rank, the less deprived): Lincoln 70; East
South Kesteven 271; and North Kesteven

Migration to Lincolnshire from within the UK
Figure 60 – Net Migration Patterns

Lincolnshire is a net importer - in fact, not a single region has a net inflow from Lincolnshire.
Figure 60 shows 3 year net migration moves (from without and within Lincolnshire), with a national scale of all
net migration values greater than 750 - the internal migration is set at all net migrations above 150.
The arrows are scaled to the size of the flows, green arrows are national net migration and grey is the internal
LA net migration.
Coastal Regions bordering (Yorkshire and East) flows are ‘just over the border’, into the respective LA
nearest them. Small net flows from the South East and large net flows from East Midlands flow across West
Lincolnshire straight to the Coastal regions.
Migrant Workers
Data on migrant workers is difficult to get. Statistics are usually based on primary research. SHMAs indicate
the main ethnic groups are Polish and/or East European (between half and a third - Peterborough Partial) and
live in the private rented sector, with employment in a variety of sectors (including, hotels and food
processing). Anecdotal evidence suggests migrant workers may be leaving the UK given the recession.
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Innovation - CUMBRIA HOUSING STRATEGY - BALANCED HOUSING MARKET INDICATORS
The Cumbria Housing Strategy is acknowledged as an example of good practice in sub regional housing
strategies. CHS developed a set of indicators to measure how balanced is each of our housing markets.
There may be options within this approach for Lincolnshire to monitor its own housing market using a series
of locally relevant indicators.
Each housing market has its own bespoke targets – the idea is that if these targets are met then housing
markets are balanced. Further, if we are not meeting them, then we will find out why and do whatever is
necessary to put right the imbalances.
Buying a Home
• Indicator: A price to earnings ratio for a flat and terraced and/or semi detached home in any given
market of between 2:1 and 4:1.
This equates to the normal lending criteria used by mortgage suppliers. A price to earnings ratio of below 2:1
suggests that demand is falling, which should be seen as a warning light of possible market failure. An
alternative could be what can be bought for 25% of average in work income. However, this approach does not
support prudent and sensible borrowing and lending, possibly encouraging buyers to take on ever higher
levels of unsustainable debt.
Renting a Home
• Indicator: Weekly rent should equate to no more than 25% of weekly in-work income.
• Indicator: Social housing rents should be less than private sector rents.
This measure shows the extent to which private rented housing is unaffordable and conversely whether or not
housing associations are still able to compete on price. If the housing association rents are higher than private
sector rents, then it could be argued that market collapse is a possibility. This indicator will become more
important to know when the Standard Housing Allowance replaces Housing Benefit for private sector tenants
who will be able to exercise greater choice over where they choose to live.
Accessibility of Social Rented Housing
• Indicator: 50% of those on the waiting list housed during a year.
This equates to a two year waiting time. More than this and demand is exceeding supply. Less than this and
demand and supply are coming into line. If the figure is above 100% then market failure is a real possibility.
Empty Properties
• Indicator: No more than 3% of the housing stock empty for more than six months.
More than this suggests that demand could be fragile. Once the figure climbs to 10% then the market is in
serious danger of collapse. Less than 3% suggests demand is in excess of supply – 3% is the generally
accepted level of empty properties needed to allow for a normal market to function.
Second Homes
• Indicator: When second homes form 10% or more of the market, this appears to affect the
sustainability of any village.
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Housing the Homeless
• Indicator: no more than 0.3% of total households in the area for whom the local housing authority
has accepted a responsibility to accommodate during any given year.
Creating Decent Homes
• Indicator: 100% of all social housing to meet the Decent Homes Standard by 2010.
• Indicator: 70% of all private housing providing homes for vulnerable people to meet the Decent
Homes Standard by 2010.
These targets are set to measure confidence by home owners – both as individuals and as organisations – in
the long term desirability and viability of our communities. People choose to invest in maintaining and
improving a community’s housing when they want to stay living and working in that community.
Innovation - NEIGHBOURHOOD SUSTAINABILITY MODELLING
Many housing providers face sustainability issues and are exploring new methods to monitor communities
using new neighbourhood sustainability indicators to measure/monitor the health of local areas.
Most historic approaches to sustainability relied on in house data, both primary and secondary, usually from
housing management and stock databases. With the emergence of many new secondary data sets, new
models can be built which incorporate a mixture of internal data with external secondary data to produce a
sustainability model to gain:
§
§
§
§

a rounded view of Neighbourhood sustainability
a measure of the propensity of an area to improve or decline
a measure of the impact on this propensity of any investment in assets or communities
a mechanism for ongoing monitoring of neighbourhoods ‘at risk’

The sustainability scores can be calculated as an index by combining anything up to 150 social, demographic
and economic indicators (from internal and external sources).
At the time the local housing strategies were produced, 3 of the districts had a market renewal scheme –
Rural Action Zone in South Holland, Lincolnshire Coastal Action Zone in East Lindsey, Neighbourhood
Renewal Funding in Lincoln, and a Growth Pan for Gainsborough in West Lindsey. These, and the 3 Growth
Points, may lend themselves to Sustainability modelling.

Issues for Strategy
The issue of sustainable and cohesive communities is a key theme for the Lincolnshire Housing Strategy,
although the area it covers is widespread and somewhat diverse.
§

How should Lincolnshire approach the sustainability issue from a strategic perspective?

§

Should new approaches to monitoring the ‘balance’ of the Lincolnshire market be investigated
further?

§

Can new thinking in sustainability modelling offer a way forward for neighbourhoods ‘at risk’?

§

Should Lincolnshire develop a BME action plan as part of its housing strategy to implement the NHF
BME strategy recommendations?
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RURAL HOUSING (Objective 6)
Summary
Lincolnshire has a distinct rural character with large areas centred on rural communities. Rural communities
are facing considerable pressure in the current market through a combination of employment imbalances and
rising house prices. Rural affordable housing has, in particular, been subject to considerable policy review in
recent years.
In terms of this strategy, the key issue is affordable housing need and the delivery of new affordable homes.
SHMAs showed how demand for affordable homes is high while new supply is c.75 homes pa. Considerable
amounts of public funding are available for rural affordable homes and, again, opportunities need to be
maximised. In addition, recent innovations (such as rural community land trusts) offer new models for
delivery. A further consideration is the link between housing and the rural economy, and how synergy can be
found between the two.
Figure 61 shows Lincolnshire in rural terms based on DEFRA classifications - urban, town and fringe, village,
hamlet - urban settlements (non rural) are shown in grey.
Figure 61 – Rural/Urban Mix Across County
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KEY
Urban – Grey
Light Green –Rural – Town and
Fringe
Middle Green –Rural – Village
Dark Green –Rural – Hamlet
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Agriculture
Agriculture is facing ‘volatility and uncertainty’ (Savills Rural Review 2008) with many policy issues around
food security, climate change, a hard harvest, volatile prices and a growing agenda for renewable energy.
Crop prices are volatile, fertiliser and fuel prices have risen rapidly and arable margins are being squeezed
(although animal margins are up and milk margins are expected to recover).
In agricultural land terms, the market downturn has not yet seen a negative impact on agricultural land values
that other property assets have seen. Farmland values remain robust and were up 13% in the first 3 quarters
of 2008 (East Midlands) (30% up 2007), but have seen a recent levelling of values. 16,000 acres of East
Midlands land have been publicly marketed in 2008 by Savills with 63% of this in Lincolnshire.
SHMA
The two Lincolnshire SHMAs highlight housing pressures in rural areas. Peterborough Partial indicates
relative differences between rural areas in Lincolnshire: South Holland is relatively poorer than other areas,
for example.
The key issue, however, is the polarisation in rural areas between out commuting professionals and local
lower paid agricultural/food processing workers. There is also a shortage of affordable housing – only 12% of
rural housing against 17% in all Peterborough Partial (national figure is 19%; 2001). The Affordable Rural
Housing Commission reported in 2006 that ‘only 5% of homes in villages are social housing compared to a
national average of 23%.’
As a County with rural and deep rural characteristics, the affordable housing needs of Lincolnshire’s rural
communities are well known. Ensuring an affordable rural housing supply chain, therefore, is a key strategic
requirement.
Recent Policy Development
Rural policy has seen several iterations recently, with emphasis on the need to increase affordable housing
supply and the increasing importance of the rural economy:
§

The Taylor Review (Living Working Countryside: The Taylor Review of Rural Economy and
Affordable Housing; 2008) conducted a review on how land use and planning can better support rural
business and deliver affordable housing.

§

PPS3 (especially para 38) sets out policy on the need for rural housing, not only in market towns and
service centres but also in villages. Rural sustainability is a key aspiration.

§

Rural Housing forms part of the regional strategy framework via the Regional Rural Delivery
Framework and the Rural Action plan (2007-13). Key housing aspects of this approach include
improving access to affordable rural housing and the rural economy through improving enterprise,
innovation and employment.

§

The Housing Corporation RHIS has an investment theme to invest in rural homes with a regional
target of 993 rural homes pa. over 3 years 2008-11 (for communities of less than 3,000 population).
Funding for deliverable schemes is available via RME for schemes that meet bidding criteria. RHIS
criteria also includes larger settlements (3-10,000 population) and market towns (10-20,000
population). This would appear to cover most of Lincolnshire.

§

The Affordable Rural Housing Commission Report (May 2006) highlighted several innovations in
planning, sustainability and the management of current services which could contribute to more
successful rural communities.

§

The East Midlands Rural Affairs Forum have produced guidance on good practice in ‘rural proofing’
SHMAs.
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§

Lincolnshire has two rural housing enablers - RHE (North) & RHE (South).

Rural Affordable Housing Delivery
The delivery of affordable homes in rural areas has differences across the County.
Figure 62 - Dwelling Completions by LA: 2001-07: Affordable Housing Delivery in Settlements with
Populations of 3,000 or less

Source: HSSA returns

The table suggests that affordable housing completions are around 75 per year in settlements of 3,000 or
less. Coastal Lincs account for around one third of completions, which may have implications considering
their revised RSS requirement (2008).
Innovation - Community Land Trusts (CLT)
A CLT demonstration programme is currently underway, led by the University of Salford. One part of its brief
is to establish CLTs in rural communities and develop the capacity of RSLs to support them.
CLTs offer a vehicle to enable local communities to own land and plan/deliver development schemes. One
interesting approach from the pilot programme are County wide initiatives which have delivered new schemes
involving rented and intermediate homes as well as self build.

Issues for Strategy
Rural policy and strategy is multi faceted, covering economy, environment, infrastructure and other issues.
§

How can the Lincolnshire Housing Strategy integrate issues around economy, planning, and
sustainability to deliver a strategic housing response?

§

How much emphasis should be placed on the delivery of new affordable housing in rural
communities?

§

How can a supply chain for rural affordable housing delivery be maximised?
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HOUSING NEEDS OF VULNERABLE PEOPLE (Objective 7)
Summary
Supporting people (SP) arrangements were introduced in 2003 with the National Strategy for Supporting
People (Independence and Opportunity) published in 2007. Supporting People fund support services for
vulnerable people to help them live independently and maintain their homes.
The new SP Strategy for Lincolnshire offers opportunity to drive service standards higher and achieve more
value for money. This may impact on current housing provision in terms of volumes, providers and
accommodation distribution. The Lincolnshire Housing Strategy needs to find a way to monitor the
implications of these changes for housing providers.
Supporting People (SP) funds a considerable range of housing provision for many different client groups
across Lincolnshire. Changes in policy and commissioning however might impact on housing providers.
Recent reviews project a changing profile of funding in coming years, with funding increasing substantially for
homeless, older people, people with mental health difficulties and young people at risk. Funding for people
with learning disabilities is forecast to falling considerably.
Current Levels of SP Funding
Priority area
1
2
3
4
5
6
7
8
9
10
11
12

Homelessness
Older people
Young people at risk
People fleeing domestic abuse
People with drug/alcohol
People with mental health
People with learning disabilities
Offenders & at risk of offending
People with physical/sensory
Refugees & migrant workers
Gypsies & travellers
People with HIV/Aids

% of grant
2007/08
16.1
19.9
6.2
1.2
0.2
9
37.2
4
0.5
3.2
0.2
0.1

Indicative % of grant
2012/13
25
24
10
3
1.6
13
7
6
2
5
1.6
1.6

% change in
allocation
8.9
4.1
3.8
1.8
1.4
4
-30.2
2
1.5
1.8
1.4
1.5

Supporting People
Supporting people has entered a period of change following two recent Audit Commission assessments (the
latest in 2007) and the launch of the Lincolnshire Supporting People Strategy 2008-13 - this has implications
for the Lincolnshire Housing Strategy. A needs analysis was undertaken in 2006 and adopted in 2007 and
has led to several strategic proposals:
§

Supporting People contracts will undergo change following a strategic review of all services (which
highlighted excess capacity in current services and concerns over service quality).

§

An individual budgeting pilot in Lincolnshire Coastal is still being evaluated as part of a national
evaluation process but is likely to be rolled out across the County, possibly within 5 years –
indications are that this may ‘go live’ from April 2009.

§

Funding for Supporting People services will see a 13% reduction 2009-2012 (not including efficiency
savings).
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§

Future priorities for Supporting People will be set by the Lincolnshire Assembly: current ring fencing
of Supporting People funding is also set to change as the Assembly considers its priorities (current
priorities are homelessness, older people and young people).

§

Supporting People contributes to two National Indicators (141 and 142) as well as other service
indicators within the County’s Local Area Agreement (LAA): the LAA is likely to play an increasingly
important role in monitoring and shaping future supporting people provision.

§

A move to drive service standards higher and achieve a better quality return on funding.

§

Remodelling and redistribution of young peoples emergency and temporary accommodation around
the County.

§

Scoping exercise to assess key services (such as alarm based and floating support) to become
tenure free, focussing on need rather than tenure.

Issues for Strategy
Changes in Supporting People will affect supported housing services and the properties in which services are
delivered.
§

How can the risks and challenges of these changes be managed?

§

How can working arrangements between LAA, Supporting People and Housing need to be
developed further?

§

What tensions exist between individual budgets and the local authority duty of care to vulnerable
people?

§

How can revenue risks to key supported housing services be best resolved?

§

Will providers ‘opt out’ of the emerging system?

Supporting People Contracts
The interim Supporting People contract arrangements put in place in 2003 will be replaced by 3 to 5 year
contracts within the next 18 months (current interim contracts which run out will be replaced with a further
interim contract to cover the handover period).
When introduced, the new contracts will see a reshaping of relationships between Supporting People
commissioners:
§
§
§
§

move to individual rather than block contracts which could put revenue streams under pressure
(although emergency access schemes will still be based on contracts with providers)
more contractual emphasis on volumes, performance and outcomes
increased emphasis on raising service standards
the longer term (5 years) shift to individual budgets pose further risks to providers

Issues for Strategy
§

How should Lincolnshire meet the challenge of contractual changes and potential wider
sector/market implications brought about by Supporting People changes?

§

How can the forward process be managed? This may possibly mean changes in the scale and
range of providers across Lincolnshire:
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-
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possible rationalisation of providers as they review their strategic position
possible decommissioning of schemes where standards are unable to be delivered
clearer demarcation of roles between asset holding agencies, housing service deliverer and
care and support service deliverers
a clearer business and contractual relationship
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HOUSING IMPLICATIONS OF AN AGEING POPULATION (Objective 8)
Summary

Pensioner households form a significant proportion of the Lincolnshire population (from 24.5% in
Peterborough Partial to 28.9% in East Lindsey). Projections for sub regions show this is set to increase, by
2026, particularly the number of people aged over 75.
Recent national policy changes mean there will be considerable change in the quality, range and quantity of
specialist housing for older people in coming years. It is possible that there is current over provision of
sheltered housing in the County. The Lincolnshire Housing Strategy could respond to this in 3 ways:
by considering the future requirement for new stock
by reviewing the implications of change for existing stock
by considering the implications of changes to support services to Older People following proposed
Supporting People changes

§
§
§

Older people form the largest group of Supporting People services in Lincolnshire (80%) with a contract value
of £13.7m in 2007/08. Supporting People demographic projections indicate that the over 75 population is
likely to more than double in Lincolnshire by 2028.
Sub region

Coastal
Central

Peterborough Partial

Local Authority

Boston
East Lindsey
Lincoln
North Kesteven
West Lindsey
South Kesteven
South Holland

Population
Census 2001
(SHMA)

25.4%
28.9%
19.7%
24.0%
24.1%
24.8%
30.4%

Rates of increase
2003-28
65-74
(Supporting
People/Contact
Consulting)
58%
78%
30%
80%
76%
73%
65%

Rates of increase
2003-28
75+
(Supporting
People/Contact
Consulting)
100%
120%
38%
140%
113%
100%
116%

All districts (except Lincoln) are forecasting large increases in older people’s population.
The Strategic review of Supporting People – Older Persons Services March 2008 (Contact Consulting pages
20/21/22) - indicates how the provision of older peoples housing may change over time.
Lincolnshire Current provision – All Older People Tenures

Sheltered
Leasehold Sheltered
Sheltered Over 75
Leasehold Sheltered Over 75
Extracare
Extracare by 2028

Current
6092
857
6092
857
291
291

Required
2965
4450
6981
10471
739
1747

A significant rise in all forms of housing are projected, except sheltered housing, which is projected as an over
supply of c.3,000 homes.
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Sheltered Housing
Sub Region
Central

Coastal
Peterborough Partial

LA
Lincoln
West Lindsey
North Kesteven
East Lindsey
Boston
South Holland
South Kesteven

Current
564
496
554
1028
1020
1074
1356

Required
462
239
1843
490
530
853
1040

North Kesteven projects a major increase in sheltered housing, while all other authorities show a decrease.
Extracare (Current)
Sub Region
Central

Coastal
Peterborough Partial

LA
Lincoln
West Lindsey
North Kesteven
East Lindsey
Boston
South Holland
South Kesteven

Current
49
0
0
139
0
0
103

Required
84
86
101
173
66
99
130

There is a considerable current extra care provision under supply projected.
Extracare (projected to 2028)
Sub Region

LA

Current

Proposed by

Central

Lincoln
West Lindsey
North Kesteven
East Lindsey
Boston
South Holland
South Kesteven

49
0
0
139
0
0
103

116
184
461
380
133
213
260

Coastal
Peterborough Partial

When extra care provision is projected to 2028, an extended under supply position is identified.
Policy
Current national policy objectives for older people are based on:
§
§
§

§

prevention: more preventative services, with an emphasis on modelling tools to identify older people
at risk
‘personalisation’: a move to individual budgets
more co-ordination and integration:
o joined up CAF (Common Assessment Framework), service delivery and commissioning between
Health and Social Services
o more extensive information and advice to Older People on what services are available
delivery of new provision
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Within Lincolnshire there is considerable activity to prepare for the implementation of this new approach,
including new delivery, statistical modelling, and joint working between agencies. A first Joint Strategic Needs
Assessment has recently been completed.
New Housing Provision for Older People
Current national policy and Supporting People strategy is clear in emphasising the need to maintain
independence at home for older people and sustain this for as long as possible. The move to a personalised/
preventative approach marks a step change from current approaches.
Each recognises that older people are likely to present more complex needs but at a later stage in their life –
this may have implications for the type, mix and numbers of any new housing provision required. For existing
stock there may also be implications around design, quality standards and relevance.
Commissioning arrangements for new older peoples housing schemes are still maturing in Lincolnshire,
although the commitment of Health, Social Services (Supporting People and Adult Social Care) and Housing
is clear:
§

Needs analysis of sheltered housing: it has been suggested that there is adequate provision of sheltered
housing within the County but it is of the wrong tenure. This needs analysis suggests that:
o
o
o

§
§

§
§
§
§
§

decrease in sheltered housing provision required of over 3,000 units
increase in leasehold units of 3,593
increase in Extracare housing of 448 units based on current population

These figures may be subject to review but provide a starting point to consider the current sheltered
housing provision within the County. The requirements have also not been taken forward to model the
‘what, where, when’ of new provision and there may be merit in modelling this.
A Lincolnshire extra care housing development board has been set up.
Impact of new technology for new and existing schemes is being considered: the direction of travel is
clear and new technology is expected to play an increasing role in care and support to complement
developments in and health services, especially to predict when person/property interventions are
required.
Multi tenure Care Village models, although at an early stage of appraisal, are being considered.
The new extra care scheme in Boston has brought housing, health and social services together to
develop and fund the scheme. Further schemes are under consideration at Boston, Lincoln, and Bourne.
The redevelopment and/or upgrading of existing schemes is also being discussed.
An Older Peoples Commissioning Plan is in consultation.
Older people’s increasing aspirations are recognised as being likely to mature and evolve in coming
years.

Innovation
Using population forecasts, the Supporting People strategy 2008-13 sets out new housing requirements for
Older People including the need for more LSE, more enhanced sheltered housing units, more extra care
housing (of mixed tenure). A reduction of over 3,000 sheltered housing for rent units is projected.
These requirements have not, however, been modelled to establish the ‘what, where, when’ of new provision
and there may be merit in modelling this.
The Lincolnshire Housing Strategy Project Group have agreed to undertake a pilot modelling exercise along
these lines as part of a wider project with the House Builders Federation. It is hoped this will give a ‘first view’
of the future older persons housing requirement for Lincolnshire.
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Issues for Strategy
§

How can the pilot modelling of ‘what, where, when’ be best used to inform policy and strategy
development? What are the implications of this for Local Development frameworks?

§

How can new scheme commissioning arrangements be supported and enhanced as part of the
implementation of various Lincolnshire strategies?

Existing stock
Figure 63 – Existing Older Persons Population and Sheltered Housing Schemes

Although there are projected increases in the number of older people, this has to be balanced by the
‘prevention’ emphasis in national policy. Maintaining older people ‘at home’ for as long as possible will impact
on the range and type of specialist housing they will require. This raises questions regarding current specialist
older people provision, its quality and its longer term stock viability. Current sheltered housing represents a
significant proportion of current provision as well as a significant part of the social housing asset base (See
Figure 63).
This concern is echoed in current Supporting People Strategy which suggests a decrease in sheltered
housing provision required of over 3,000 units.
Issues for Strategy
§

How should Lincolnshire approach the issue of possible oversupply or non viability of current
sheltered housing schemes?

§

How can non viable sheltered housing schemes be identified? Can this be done in a co-ordinated
way?

§

How can the sustainability and viability of current provision be appraised in a consistent manner?
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Sheltered Housing Services to Older People
Affordable housing agencies provide a range of services to older people, especially via wardens in sheltered
housing schemes. Supporting People commissioning policies have begun to reshape this service across the
country, and various options pursued. In Lincolnshire, a policy view from Supporting People was expected in
November 2008 regarding future direction.
The recent Lincolnshire Supporting People strategic review indicated:
§
§
§
§
§

excess capacity in supply with an estimated under utilisation of current services of c.65%
up to 35% of current service provision may be ineligible
the cost apportionment and/or cost allocation by providers is uneven
Supporting People funding is projected to fall by 13% between 2009-12 and this is likely to impact on
the level of services commissioned
service quality needs to be driven higher: standards need to rise to QAF Level B (current provision is
mainly C).

At the same time, the new preventive and personalisation agenda mean further significant change in
requirements can be anticipated.

Issues for Strategy
§

How will mobile and resident wardens, community alarms, sheltered housing fit into ‘new’
personalization and prevention strategy and policy?

§

How will current provision fit into the new commissioning arrangements?

§

What will the implications be for current warden services?

March 2009

page 93 of 96

Lincolnshire Housing Strategy - Baseline Report

Appendix 1 - Approach to Development of Lincolnshire Housing Strategy
The approach to this strategy is based on principles agreed by the Project Group at their meeting in June
2008:
§

Develop a coherent short and medium vision (i.e. not history repeating itself)

§

Adopt a 5 year timescale, but anticipate the longer term

§

Ensure primary focus on affordable housing delivery but create an evidence base for service strategy as
well as housing (i.e. elderly population)

§

Articulate the demand and need for housing in Lincolnshire clearly, recognizing the planning
permissions/land availability issues

§

Make the case for inward investment in new affordable housing

§

Consider available resources in land, assets, capacity

§

Explore mechanisms for effective cross boundary working

§

Ensure integration with wider strategies

§

Structure strategy to mirror revised Regional Housing Strategy

§

Incorporate sustainable communities issues on quality as well as quantity

§

Ensure stakeholders are effectively engaged

§

Be politically aware

Organisation
The project is organised in 3 tiers:
§

Core Group comprises the Lincolnshire Housing Forum Executive

§

Reference Group comprises the Lincolnshire Housing Forum.

§

Wider Stakeholder Group; includes Local Authority Chief Officers, Local Authority Leaders, Members
of Parliament, Campaign Groups (Shelter, CPRE, Age Concern, CAB etc), RSL representative(s),
Government Office, Housing Corporation, NHS Regional Planners, English Partnerships, Private
Developers/landowners

March 2009

page 94 of 96

Lincolnshire Housing Strategy - Baseline Report

Bibliography (as at February 2008)
Delivery
·
·
·

Homes For The Future – More Affordable, More Sustainable (Green Paper - July 2007)
Homes For The Future – responses to consultation (2008)
Investment Statement 2008-11 – Housing Corporation (April 2008)

Supporting People
·
·
·
·
·
·
·

Supporting People Programme in Lincolnshire (Contact Consulting 2007)
Communities in control- real power, real people (2008)
Supporting People (2008-13)
SP mental Health (2008)
SP Young People (2008)
SP Substance use (2008)
Lincolnshire Youth Housing Strategy 2005 - 2010

Organisation and Practice
·
·

Good Practice In The Local Authority Strategic Housing Role: New Housing Provision and the
Strategic Housing Role (paper four in the ID&A series)(2008)
Creating strong, safe and prosperous communities (CLG July 2008) (LAA arrangements)

Older people
·
·
·

Lifetime Homes, Lifetime Neighbourhoods – national strategy for housing in an ageing society (2008)
Lincs Supporting People: Older Persons Services (2008)
Lincolnshire Housing Strategy for Older People (2004-07)

Homelessness
·
·
·

Sustainable Communities: settled homes, changing lives - Tackling Homelessness (2005)
Lincolnshire Homelessness Strategy (2008-11)
Lincs Supporting People: Homelessness Services (2007)

County Strategy
·
·

Lincolnshire Local Area Agreement (2008)
Sustainable communities strategy 2006-21

Local Authority Housing Strategies
·
·
·
·

Boston
Lincoln
North Kesteven
South Kesteven

·
·
·

South Holland
West Lindsey
East Lindsey

Regional Housing Strategy
·
·
·

Regional Housing strategy 2004-10
Managing Growth, Managing Change: RHS 2008-16 Consultation
Independent Review of East Midlands RHS 2008-21 (Strategic Solutions and 3 Dragons)

March 2009

page 95 of 96

Lincolnshire Housing Strategy - Baseline Report

Strategic Housing Market Assessment
·
·
·

Peterborough partial (2008)
Central and Coastal (2007/8)
Review of practice in development and use of sub-regional Strategic Housing Market Assessments in
the East Midlands(2008)

Rural
·
·
·
·

East Midlands Rural Action plan (2007-2013); East Midlands Rural Affairs Forum
The Rural East Midlands in 2007; East Midlands Development Agency
Rural Strategic Housing (Building a rural dimension into SHMAs); East Midlands Rural Affairs Forum
(2008)
The Affordable Rural Housing Commission Report - May 2006

Economy
·

Lincolnshire Enterprise: Sub Regional Investment Plan (2008-11)

March 2009

page 96 of 96

