The SE London Strategic Housing Market Assessment: a Commentary for Planning Officers

The SE London Strategic Housing Market Assessment (SHMA) is an important part of the evidence base boroughs need to develop planning policy such as through Core Strategy documents. This note highlights a few issues that may be of particular relevance to local authority planning officers.
The production of a SE London SHMA (covering Bexley, Bromley, Greenwich, Lewisham and Southwark) and the way it has been produced fully comply with government guidance including that within PPS3.

In London sub regional SHMAs complement a London wide assessment. This approach has been endorsed by Government Office for London and by the GLA and reflects the fact that the London level study does not generate findings that can be reliably used at borough level.

The SE London SHMA is based on 7500 household surveys – a very significant set of data that is capable of wide use and further analysis. It is probably the most comprehensive set of demographic data since the 2001 Census. 

The SE London SHMA is also a detailed description of the SE London housing market – identifying and describing trends and patterns for example about migration and mobility. Housing requirements, based on modelling, are the most complex part of the SHMA but tend to be the part of most interest for the development of planning policy.

The SHMA is very strictly an evidence base and does not make policy recommendations. It therefore makes no recommendations about the supply of housing that should be secured, what level is achievable, how it might be achieved or, in any detailed way, about what the implications of not achieving it would be.

Findings are disaggregated to borough level. Nevertheless implicit in a sub regional SHMA is the notion that some housing requirements are met at sub regional not borough level. The London Plan’s draft Housing Supplementary Guidance is explicit: “Looking to the future by way of guidance, boroughs with limited capacity relative to their needs will require access to supply in other boroughs, while boroughs with high capacity relative to their needs, will be in a position to contribute to meeting the needs of other boroughs”.  
Some mechanisms for delivering borough requirements at sub regional level are in place and would be capable of further development. The SHMA does indicate that patterns of mobility within the sub region are well established and that different parts of the sub regional market already play different roles. Boroughs are therefore advised to consider access to housing supply in, but also from, other boroughs (both within the sub region and beyond) when devising their policies.
The SHMA looks at households that are currently in unsuitable housing in order to build up a picture of the backlog of need:

127,751 households (22.8% of all households in SE London) are in unsuitable housing.

32,518 of these need to move and cannot afford to meet their requirements on the market.

Three significant assumptions are made here:

1. That households for whom the solution for unsuitable housing lies in situ, usually through repair or adaptation, can realistically and cost effectively have their requirements met in this way.

2. That meeting the requirements of the 32,518 households does not require additional housing once each household moves a vacancy for another household will be created.

3. That under occupying households are willing and able to move to smaller properties.

A further 2,284 households are homeless and will not create vacancies if they are suitably housed.
A micro simulation model is used to look at requirements over a 5 year period. This looks at the number of additional households requiring housing arising from the projected net growth in population and from net in migration. Over a 5 year period a further 23,106 households requiring housing are predicted in this way. 

It cannot be simply concluded that this is the number of additional homes that needs to be provided. Provision of this number of additional homes over 5 years may not address the backlog of need (or the “existing imbalance in the market” as it is referred to) and it is unlikely all newly forming households would in practice be accommodated should 23,106 additional homes be provided over the next 5 years.
Boroughs will interpret information from the SHMA and use it to develop policy: 

· Addressing the backlog of need may in theory require relatively little additional housing but for the 32,518 households that need to move something would need to kickstart moves throughout the housing market to enable this to happen. The most effective policy response may involve focusing on the larger households – so for example creating new 4 bedroomed homes that then cater for overcrowded families who in turn then release another (smaller) property and so on.
· Otherwise creating turnover or “churn” in the social rented and owner occupied sectors, e.g. by facilitating moves by under occupiers, may be the most effective response to the backlog of need. In terms of meeting housing needs the lack of turnover in these sectors may be just as big an issue as lack of new supply
· Conversely, a large proportion of new supply is now in the private rented sector and even the apparent demise of the Buy to Let sector is unlikely to change this much. This sector is responsible for half of all the moves in the sub region. However there is relatively little movement from the owner occupied or social rented sectors to the private rented sector. 
· The private rented sector may cater for many of the newly forming households and in migrants over the next 5 years. However many of these households will in due course generate their own requirements.
· The implications of not providing additional housing to cater for requirements may be that homelessness and overcrowding will increase and these issues and the issues associated with them will need to be managed accordingly. Alternatively it may mean that there is a reduction in the rate at which households form (e.g. young adults staying longer in the parental home, leaving the area to find accommoation or people deciding to have children later) or in the rate of in migration.
The SHMA looks at requirements beyond 5 years, but since these are based on a projection of current trends, the longer term requirements may in practice be less accurate than the short term ones.
