Summary of current housing needs assessment 

for Taynuilt area.

· A detailed Housing Market Study for Lorn and the Isles was completed in August 2005. This was carried out by consultants ODS on behalf of Argyll and Bute Council and provided an update to the existing housing needs assessments outlined in the current Local Housing Strategy 2004-2009.

· This study identified 6 sub-areas within the Oban & Lorn housing market area (based on sasines analysis and other factors):

· Oban (inc. Kerrera)

· North Lorn (inc. Lismore)

· South Lorn (inc. Seil, Luing, & Shuna)

· Loch awe

· Dalmally

· Taynuilt

· The Housing System Analysis and Housing Needs Assessment follows the methodology set out in national guidance issued by the Scottish Executive and Communities Scotland. In particular, this is based on the ODPM model for assessing housing need and considers a wide range of datasets, including, amongst others:

· Population – age structure and projections

· Household composition and projections

· Economic activity – patterns of employment, income etc

· Existing and projected housing supply (all tenures) – from a range of sources, including Council Tax, Council records and Housing Association management records, national and local house condition surveys, etc

· Waiting List demand

· Homeless records

· Community Care records

· Land supply and infrastructure information

· The study also involved resident household surveys and extensive consultation with local communities and other stakeholders.

The following extracts summarise elements of the report for the Lorn area in general, and for Taynuilt specifically, where local information is available.

6
Assessing and Addressing the Imbalances between Housing Supply and Demand

Introduction

6.1 In this section of the report we have drawn together the key findings of the previous sections, assessed where imbalances exist between housing supply and demand and put forward recommendations as to how these may be effectively addressed. In setting out the recommendations, we have sub-divided the HMA into two – firstly focussing on Oban itself and then bringing together the rural hinterland – Rural Lorn, (including South Lorn, Loch Awe, Taynuilt, Dalmally and North Lorn).

The Social and Economic Context

6.2 In the period 2001 to 2015 the Council anticipates a reduction of the population of Lorn and the Inner Isles of two per cent.  The population of pensionable age is projected to increase by 32 per cent over the same period.  In terms of households, Council projections indicate an increase of around five per cent.  Both population and household growth will be largely dependent on the future availability and affordability of housing, together with continued economic growth.

Quantifying Future Social Housing Needs in Lorn Sub-Areas

6.3 In terms of translating housing supply and demand information into an assessment of current and future needs for general needs social rented housing in the Lorn sub-area, we have used the model recommended by the ODPM.  In essence this model seeks to express housing need and supply figures by charting the ‘annual flows’ or movements of households or dwellings over a period of time.  Through this process the level of surplus or shortfall in the supply of affordable housing for a period of time, normally three to five years, can be identified.  The model of assessment therefore allows the data collected and analysed in the study to:

· forecast the scale of unmet need or excess supply;

· identify the balance between needs and supply;

· chart those factors which may be contributing to imbalances in the local housing system.

	Backlog of existing need
	+
	Newly arising need
	-
	Supply of affordable housing
	=
	Net surplus or shortfall


6.4 We have sought to quantify social housing needs based on two scenarios as detailed in Table 76.  Scenario 1 refers to the needs expressed in terms of social landlord housing lists, whilst Scenario 2 makes reference to needs identified in our residents’ survey, extrapolated across all households.

Quantifying Future Social Housing Needs in Rural Lorn Sub-Areas

6.9 There are 235 social rented houses in the five sub-areas in rural Lorn, which provide one, two and three bedroom accommodation.  Council stock in the sub-areas has reduced by 57 per cent through Right to Buy sales.  Through WHHA’s ongoing development programme, an estimated 25 general needs houses will be provided for social rent in the Taynuilt sub-area, however there are no current plans for development in the other four sub-areas during the next five years.  Taking account of ongoing Right to Buy sales, there will be a net reduction of around 27 houses within the five sub-areas.  There is the potential to retain approximately 17 houses within the social rented sector, if the five sub-areas were designated by the Scottish Executive as ‘pressured’.

6.10 A total of 14 social rented properties became available for let in 2003-2004, representing a combined Council/WHHA turnover rate of six per cent, with lower turnover rates in individual communities.

6.11 There are 53 new housing applicants to the Council for accommodation in rural Lorn, together with eight transfer applicants and four applicants on the ‘no needs’ list.  There are 48 applicants to WHHA for accommodation in rural Lorn.  It is estimated that 34 per cent of applicants have applied to both the Council and WHHA.  A majority of applicants require one and two bedroom accommodation.

6.12 To help provide a picture of existing and future demand for social rented housing, figures have been calculated based on the two scenarios for assessing housing need (Table 79).  This indicates a very small level of demand, with housing becoming available for let addressing most of the expressed and identified need over the next five years. 

	Table 79 – Quantifying Housing Need in Rural Lorn Sub-Area

	
	Backlog of Existing Need
	Scenario 1
	Scenario 2

	
	
	Expressed Need
	Identified Need

	1.
	Demand from housing list applicants (including transfers)
	93
	36

	2.
	Estimated need that could be met in existing dwellings
	0
	0

	3.
	Estimate of proportion who cannot afford to purchase
	100%
	100%

	4.
	Homeless households in temporary accommodation
	0
	0

	5.
	Equals Total Backlog Need (1-2)x3+4
	93
	36

	6.
	Quota to reduce Backlog
	20%
	20%

	7.
	Annual Need to Reduce Backlog
	19
	7

	
	Newly Arising Need
	
	

	8.
	New household formation/additional households requiring social rented housing
	2
	12

	9.
	Proportion of new households unable to purchase
	50%
	100%

	10.
	Ex-institutional population moving into community
	0
	0

	11.
	Existing households moving into priority need
	0
	0

	12.
	Newly arising need = 8x9+10+11
	1
	12

	
	Supply of Affordable Housing
	
	

	13.
	Annual supply of relets
	14
	14

	14.
	Additional annual supply of relets
	10
	10

	15.
	Units taken out of management
	10
	10

	16.
	New rented housing provision (annualised over 5 years)
	5
	5

	17.
	Affordable supply = (13+14) – 15+16
	19
	19


	
	Overall Annual Shortfall = 7 + 12 – 17
	1
	0


	
	Additional Supply of Rented Houses
	5
	0


6.13 Whilst this model provides a crude indication of the overall level of local  social housing need, it should be treated with caution for a number of reasons:

· The size of the sub area is relatively small to apply this approach

· Due to the low level of turnover and available lets within the social rented  sector, our consultations have indicated that people in these small rural communities are less likely to apply for housing, a factor which may be borne out by the relatively low level of resident survey responses 

· Our assessment of the number of residents who will move from the social rented into the owner occupied sector, is entirely dependent on there being a supply of affordable Low  Cost Home Ownership properties

· The new social rented housing provision currently planned is all in one location, and, therefore, takes no account of the locational preferences and requirements of those seeking social rented housing in other settlements

6.14 Taking these factors into account, we are of the view that a level of supply of additional social rented dwellings is required, albeit on a small scale, within Rural Lorn.  In particular we would suggest that both South Lorn and North Lorn should be the focus of most new social rented housing provision, based on our consultations and analysis of demand.

Quantifying Housing for Owner Occupation in Rural Lorn Sub-Areas

6.27 The residents’ survey identified 17 existing households wishing to move from other sectors into owner occupation and one newly forming household who stated a requirement for owner occupation.  In addition survey respondents identified 41 households seeking to return to the area, of whom we have assumed half will wish to purchase a home.  Extrapolated across the whole population this would indicate a requirement of 111 houses for owner occupation, broken down by sub-area in Table 80.

	Table 80 – Resident Survey Respondents Stating a Requirement for Owner Occupation, Rural Lorn

	South Lorn
	Loch Awe
	Dalmally
	Taynuilt
	North Lorn
	Total

	36
	6
	18
	24
	27
	111


6.28 In terms of existing owner occupiers, the residents’ survey identified 38 households who wish to move within the next five years and within the owner occupied sector.  Extrapolated across the population as a whole this would suggest a demand for alternative accommodation from 115 owner occupiers in the rural Lorn sub-areas (Table 81).  Reasons for moving were for the most part a combination of existing accommodation being either too small or too large.

	Table 81 – Resident Survey Respondents – Existing Owner Occupiers Wishing to Move Within the Sector, Rural Lorn

	South Lorn
	Loch Awe
	Dalmally
	Taynuilt
	North Lorn
	Total

	28
	4
	8
	16
	59
	115


6.29 In estimating future requirements we have taken account of existing and new households wishing to enter owner occupation, the future requirements of existing owner occupied households and the level of external demand.  With regard to these factors we consider that it is reasonable to assume that approximately 120 new houses will be required in the Rural Lorn sub-areas over the next five years to meet local demand.

6.30 In terms of house size it is recommended that a quarter should have one bedroom, half should have two bedrooms, with the remainder providing three and four bedroom accommodation.

6.31 Given the reported shortage of housing at the lower end of the housing market, and feedback obtained from the residents’ survey regarding the maximum respondents could afford to pay to purchase a house, consideration should be given to developing LCHO initiatives, including self build through RHOG funding, to assist first time buyers to enter the market (Table 82).

	Table 82 – New Houses for Owner Occupation over the Next Five Years to Meet Local Demand in Rural Lorn Sub-Areas

	Area
	1 bed
	2 bed
	3 & 4 bed
	All Houses

	
	No
	Price Range
	No
	Price Range
	No
	Price Range
	No

	South Lorn
	10
	£60,000
	20
	£70-100,000
	9
	£120,000
	39

	Loch Awe
	2
	
	3
	
	1
	
	6

	Dalmally
	5
	
	9
	
	4
	
	18

	Taynuilt
	7
	
	13
	
	6
	
	26

	North Lorn
	8
	
	16
	
	7
	
	31

	Total
	32
	
	61
	
	27
	
	120


Private Rented Housing Supply and Demand 

6.32 Private rented accommodation (including tied housing) accounts for around nine per cent of effective stock in Lorn and the Inner Isles, a lower proportion than the Argyll and Bute average of 12 per cent.  Feedback from our consultations confirmed a shortage of housing in this sector, with households often having to rely on winter lets and other insecure tenancy arrangements.

6.33 If our recommendations for increasing the provision of social rented housing and affordable housing for owner occupation are implemented, this will ease to a certain extent the current pressure on the private rented sector.  However, there is still a requirement for landlords to be encouraged to improve the condition of their properties and to increase the extent to which accommodation is let to people living and working in the area. 

Community Care Housing Supply and Demand

6.34 To fully determine the range and level of housing, care and support services required to meet the needs of all client groups in Lorn and the Inner Isles, we are of the view that a comprehensive community care housing needs assessment should be undertaken.

6.35 There appears to be an ongoing demand for the existing supply of specialist accommodation for older people and people with physical disabilities.  However, most of this provision in Oban.  Feedback from our consultations and from the residents’ survey indicated a requirement for a small number of houses suitable to the needs of frail older people and people with physical disabilities living in rural communities.  In addition, given the increasing proportion of the population in the older age groups, consideration should be given to providing an element of extra care housing in the HMA, which could possibly include the conversion of some of the existing sheltered accommodation to very sheltered housing.

6.36 It will also be important to ensure that the housing and support requirements of people with learning disabilities continue to be addressed.  With regard to people with mental health problems, it is understood that there is currently no supported accommodation for this client group.  Given the relatively high proportion of homeless presentations in the HMA, and the higher than average incidence of mental illness and mental health problems experienced by this client group, future housing and support requirements, in particular move on accommodation should be taken into account.

6.37 Initiatives aimed at improving the suitability of housing for people with particular needs will need to be sufficiently resourced and effectively targeted, with adequate levels of care and support services provided to meet the requirements of all community care groups.

6.38 The continued installation of community alarms, aids and adaptations, together with ongoing assistance from Care and Repair and the Small Repairs Service will be important in further helping people to remain living in their own community.  Comprehensive information and advice on care and support services and how these can be accessed should be promoted across all existing and future particular needs client groups.

6.39 All new housing to be provided for social rent or LCHO should be designed to ‘Housing for Varying Needs’ standards, to meet the existing and future requirements of people with particular needs whose present accommodation is no longer suitable to their requirements.

Extract from recommendations:

	Theme 3
	Increasing the Supply of Affordable Housing and Meeting Housing Need and Demand

	Objective
	Details

	Increase the supply of affordable rented housing
	Provide over the next five years:

· 250 houses for social rent in the Oban sub-area

· up to 45 houses for social rent in rural Lorn, with most of this provision in South Lorn and North Lorn and with the location and type of developments planned in consultation with local communities.

	Increase and maintain supply of affordable housing for owner occupation
	Meet identified demand from existing and newly forming households:

· provide up to 400 new houses for owner occupation in the Oban sub-area;

· provide up to 120 new houses for owner occupation in rural Lorn, with the following estimated provision for the five sub-areas, subject to detailed consultation with local communities:

	
	South Lorn

Loch Awe

Dalmally
	39 units

6 units

18 units
	Taynuilt

North Lorn
	26 units

31 units

	
	· maximise LCHO initiatives to ensure housing is affordable, with selling prices of around £60,000 for one bedroom accommodation; £70-100,00 for two and three bedrooms; and £120,000 for four bedrooms;

· promote self build and provide support to self builders;

· promote and administer RHOGs;

· introduce community burdens to ensure LCHO housing remains affordable.

	Ensure the adequate provision of information and advice
	Appropriate and accessible information to be available on future housing options:

· social rent; 

· LCHO; 

· self-build, and;

· crofting opportunities.


NB. 2006 update

The situation in Taynuilt continues to reflect a degree of housing pressure, with the cumulative total for Right To Buy sales in the area now at 60% of the original social rented stoc, and with only a single let available last year to meet the demand from the substantial waiting lists for ACHA properties:

	
	1 bed
	2 bed
	3bed
	4 bed

	Waiting list
	83
	46
	46
	12

	Homeless 
	4
	0
	0
	1

	Transfer
	5
	10
	11
	2


 Note – this is the current list for semi-detached houses. Many of these are also on the lists for flats or other property types. There will be an element of overlap between individual applicants seeking different house sizes. Nevertheless, this indicates a demand that continues to outstrip supply significantly.

