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1.0 Introduction

1.1 This paper 

There are a number of factors which influence a householder's ability to access the housing market. These include:  

· Availability of mortgage products and restrictions on lending terms;

· The ratio of loan to value and loan to income;

· Ability to meet mortgage repayments;

· A general uncertainty over house prices; and 

· Increasing concerns over employment security amongst prospective house purchasers, including first time buyers; 

This paper forms part of a series of papers (see below), that consider a number of supply and demand factors that influence a household's ability to purchase property and from this, the future effective demand for housing across the Yorkshire and Humber region. It pulls together and provides a narrative of key findings from a series of assessment papers, including the outcome from a range of scenarios.  In addition to the findings from the various papers, it considers how the availability of mortgages, incomes and supply of housing can impact upon the demand for other tenures.  The various papers include:  

· An assessment of the impact of national financial and fiscal policy on household's ability to purchase housing; 

· An assessment of the capability and capacity of the house building industry to achieve the rates of delivery seen at the peak of the market and potentially higher rates; and an assessment of when the region's housing build rate will return to the target in the approved RSS and the pattern of recovery; 
· An assessment of the impact of the pattern and type of job growth on household's ability to purchase housing; and
· The effect of the combination of the above circumstances on the demand for other tenures.  
1.2 The context to this paper 

The current economic climate has exacerbated the problems associated with access to owner occupation, as well as the provision of affordable housing.  Information available for the end of 2009 suggests that:  

· In comparison to 2008, the number of mortgages for house purchases witnessed a slight increase in 2009. However, they are still below the level achieved in 2007;

· In 2007, the average ratio of mortgage to income was 2.75 but this slightly reduced to 2.35 in 2009; 

· In 2008 the median house price in Yorkshire and Humber was almost 7 times the median annual earning and at the lower quartile level it was over 6 times the lower quartile earning; 

· The loan to value ratio in Yorkshire and Humber was 75% which suggests that an average deposit of £30,000 was required;

· Across the region, the First Time Buyer house price to income multiple was approximately 3.6; 

· The First Time Buyer loan to income stood at 2.65 in 2009 (having peaked in 2007 at 3);

· For owner occupiers the Loan to Value ratio stood at 60% in 2009 having peaked at 64% in 2007;

· For owner occupiers the house price to income multiplier stood at 3.9 having peaked at 4 between 2005 and 2007; and

· For owner occupiers the house price to loan multiplier stood at 2.3 having peaked at 2.6 in 2005 – 2007.  

1.3 Factors affecting the effective demand for housing and the impact upon the demand for non-market housing 
There are a number of key messages which have arisen out of the previous assessment papers
 and which have implications upon the demand for non-market housing:  
1.3.1 Household incomes and employment growth 
· The average regional earnings in Yorkshire and Humber are below the national average (84% of national average). However, there are some parts of the region which are above the national average, these being Harrogate and Hambleton.  Elsewhere across the region, the East Riding of Yorkshire, Leeds, Selby, York, Sheffield, Calderdale and Ryedale have an above regional average level of income.  Whereas, areas such as Hull and Humber Ports and parts of South Yorkshire have below regional average incomes.  
· Employment Growth forecasts suggest that the region's economic growth will be closely aligned to national growth rates with GVA estimated to grow at 2% and employment growth at 0.5%.  These forecasts suggest the region is likely to generate less employment growth than has been the case over the previous decade.  It is estimated that it could take the region until 2020 (10 years) to recover to the level of employment experienced prior to 2007.  However, there are likely to be disparities across the region as the North Yorkshire sub-region is likely to return to pre-recession employment levels by 2013, where as Hull and Humber Ports could take up to 2025 to return to 2007 employment levels; 
· The West Yorkshire sub-region will experience significant employment losses. However the Leeds City Region will experience rapid job growth with some 30,000 jobs forecasted between 2010 and 2020; 
· The Leeds City Region is likely to be the key driver of economic growth (financial and business services) which will have a knock-on effect for the surrounding local authorities (see above) in terms of employment growth (Leeds, Harrogate, Bradford, and Wakefield); 

· Both the Hull and Humber Ports and South Yorkshire sub-regions are unlikely to experience significant employment growth, and include the following local authority areas of Hull, North East Lincolnshire, North Lincolnshire, Barnsley and Sheffield;
· Future employment is forecast to be increasingly concentrated in the managerial, professional and technical occupations.  Not unsurprisingly, the level of unskilled occupations and skilled trade occupations are expected to decrease;
· Housing affordability is determined by the ability of households' to purchase a home on the open market and thus relies upon the relationship between two variables:  house price and income.  The level of house prices across the region vary considerably, with house prices in the more affluent areas of North Yorkshire (i.e. Harrogate) being almost double the cost of housing in the more deprived areas i.e. Kingston upon Hull.  However, it should be noted that this is not reflected in the pattern of household income which varies much less. Therefore the local differences in house prices are not compensated by differences in earnings; and 
· The regional average household income is £29,902. Using the Government's definition of affordability
, an affordable average house price would be in the region of £87,000 to £105,000 which is significantly below the average regional house price of £134,000 or above.  
1.3.2 Financial and Fiscal Policy 
· The boom in the housing market prior to 2007 was very much driven by the availability of easy credit, stable interest rates and favourably mortgage/lending terms. 
· The average household in England spends approximately a fifth of their disposable income on mortgage repayments. However, households with lower combined incomes spend a higher proportion of their income on repayments.  It is likely to be low income household that accessed unaffordable mortgages in the year preceding the credit crunch (i.e. high mortgage to income ratio) who are now most at risk of defaulting.
· In 2009, the average advance to all buyers in Yorkshire and Humber was 75% Loan to Value.  For the first time buyer this suggests that a deposit of £30,000 was required to purchase an average priced house.  
· Mortgages at 90% loan to value are available however their interest costs are prohibitively high (7%).  We are unlikely to see the return to widely available and favourable 90% mortgages for some time.  This continues to impact upon the ability of the first time buyer (and to a lesser extent the home mover) to access the market and stimulate demand for housing.  

· It is anticipated that access to finance will remain a key constraint to housing market recovery and that even over the long-term mortgage finance will be accessible to fewer households than previously the case in 2007.  

1.3.3 The ability of the Region to return to previous housing supply levels 

· As seen from the outcomes of the various papers, the housing market has experienced a significant slow down associated with the wider economic circumstances know as the 'Credit Crunch'.  As is happening nationally, the Credit Crunch has had a significant effect upon the housing supply across the region.  There is evidence of:  

· A significant slowdown in the rate of new development; 

· A significant retraction of the construction sector;

· Falling property values; and

· A decline in the volume of property sales.  

·  There are a number of factors which make it important to continue to facilitate an ongoing supply of new housing, in particular the need for an increased supply of housing to support projected economic growth (as indicated by Yorkshire Forward's job growth expectations).  As well as the commitment to deliver against local housing targets, not least those areas which have been allocated growth status.  In addition, the continuing development will help to sustain the confidence across some of the Region's key regeneration areas.  However, the recent announcement made by the Coalition Government to abolish the RSS has left a level of uncertainty over the provision of future housing supply. 
· The research has demonstrated the effects of the credit crunch will significantly impact upon housing supply and is unlikely to recover to levels achieved pre-2007 until at least 2014.  
1.4 Scenario Outcomes 

As part of the research undertaken for this study, a series of scenarios were developed. This was to enable an understanding of the effective demand for housing.  It should be noted that the purpose of the scenario exercise was not to predict what will happen but to reflect what could happen.  This process should then enable the identification of policy interventions that could make a difference.  
The scenarios indicated that over the long-term the trend between the level of effective and underlying demand will remain the same. However what was clear is that the timescales for this level of recovery will be different and this will have implications upon the level of underlying demand for housing that can not be met through current and projected stocks of housing across all tenures

Outline of the three scenarios were as follows:  

Steady recovery:  under this scenario the housing market and economy in the Region will experience a steady recovery from the global financial crisis.  Household growth is assumed to be 1.3% per annum, with an average annual growth of lower quartile house prices of 1.8% per annum.  Household income has been assumed to be 2.2% growth per annum and it has been assumed that Loan to Value Ratio will be 75% returning to 90% by 2016.  It has been assumed that mortgage interest rates will increase from 4.5% in 2009, rising 0.25% every quarter to 6.25% by 2012.  
The outcome from this scenario suggests that the effective demand for housing in the Region is estimated to increase steadily from 2009 and will peak around 2014 with an estimated 20,600 households.  From 2014, the level of effective demand will remain fairly constant at around 17, 600 to 20,600 households.  The level of effective demand is significantly below the level of underlying demand and the difference between the two factors is indicative of the demand for non-market housing, as well as private rented housing and concealed households. 
 Across the region this indicates that in the York and North Yorkshire Sub-region then the level of effective demand from 2015 to 2026 will meet 40% of the overall level of underlying demand.  Thus 60% of underlying demand will not be met through the supply of market housing and will instead look to non-market housing i.e. social housing and private rented to meet this demand.  In the case of the Leeds City Region it is estimated that effective demand will meet 25% of the level of underlying demand by 2010 and 60% from 2015 onwards.  This pattern is broadly replicated across the remaining City Regions of Sheffield and Hull and the Humber Ports.  Overall it is anticipated that the effective demand for housing across the region will return to normal levels by 2015, with the exception of the York and North Yorkshire City Region which historically has been less affordable than any of the sub-regions.  
Rapid Recovery:  this scenario is predicated on a more rapid recovery of the housing market and economy.  Average household growth is assumed to be 1.3% per annum.  However, lower quartile house prices are assumed to grow annually by 2.3% and household income to increase by 3% annually.  Unlike the previous scenario (Steady Recovery), it has been assumed that loan to value ratio will return to 90% from 2012 onwards.  
Under this scenario the estimated future effective demand will increase rapidly from 7,600 households in 2009 to 19,700 households in 2011.  From 2011 onwards the level of effective demand is then estimated to remain fairly constant at around 17,600 to 20,800 households per annum.  Geographically, the level of effective demand for housing is estimated to 'recover' quickly in the Hull and Humber Ports City Region and the Sheffield City Region, and will meet 40% of the overall underlying demand by 2010 with the Leeds City Region meeting 30% of its underlying demand. In comparison, the level of effective demand under this scenario is estimated to be weakest in the York and North Yorkshire City Region achieving 25% of its underlying demand.  This reflects the historic trends around affordability.   With the exception of York and North Yorkshire sub-region, the level of effective demand for each of the remaining City Regions is estimated to be 60% by 2015 onwards.  
Continued Decline:  this scenario is predicated on a much slower recovery in the housing market and economy than in the 'Steady Recovery' recovery scenario.  Under this scenario the conditions surrounding the housing market and the economy deteriorate further before an actual recovery emerges.   Under this scenario it has been assumed that household projections will continue to increase at 1.3% per annum.  However, unlike the previous two scenarios it has been assumed that the lower quartile house prices will increase by 1.3% per annum and average household income by 1.5% per annum.  It has also been assumed that the level of loan to value ratio will remain at 75% until 2020 when it will return to 90% and interest rates will rise steadily reach 6.25% in 2013.  
Under this scenario the effective demand for housing across the region is estimated to increase slowly from 2009 peaking to 20,300 households by 2017.   As with the previous scenarios the effective demand for housing is estimated to remain fairly constant once reaching its peak level.  Geographically the effective demand for housing is estimated to 'recover' more quickly in the Hull and Humber Ports City Region.  Over the longer-term, however 'recovery' will be strongest in the Leeds City Region.  By 2026, effective demand is estimated to account for between 50-60% of underlying demand in all the City Regions, with the exception of the York and North Yorkshire City Region which is estimated to be 40%.  
In summary, the analysis of the three individual scenarios has highlighted that in the medium to longer-term the effective demand for housing does not appear to differ greatly. Rather, it is the timing of the 'recovery' that appears to vary (ranging from 2011 to 2017).  Among the City Regions, the 'recovery' is estimated to be fairly consistent, with exception of the York and North Yorkshire City Region, which consistently underperforms against the other City Regions. To a considerable extent, this may reflect historic trends, with the York and North Yorkshire City Region historically being less affordable, particularly for first-time buyers.  

1.5 Drivers of effective demand and the factors that shape them
The occupational structure of projected regional and sub regional employment growth is a key input to estimating the ability of newly forming households to access the housing market.  But ultimately the availability of housing to buy or rent, household income and mortgage conditions will determine the ability of future households to purchase or rent open market.  These factors shape both the threshold to and the scale of effective demand.  They also shape, or more accurately distort, the effective demand for the different tenures.  All of the effective demand scenarios allow us to observe a trough in the ability of householders to buy their own home because of tight lending criteria.  The effect is to significantly increase demand on other tenures.
Given the current economic climate and the constraints affecting access to market housing experienced by some groups (i.e. lower incomes groups and first time buyers) it is inevitable that the demand for affordable housing will increase whether it be for social rented, private rented or more intermediate housing.  

The key determinants for measuring the housing affordability have relied upon the comparison between household income and house prices i.e. how expensive housing is relative to earnings.  However, as suggested in previous research this measurement of affordability fails to provide a clear indication of how easy it is for people to access housing or meet their on-going housing costs.  It can also create a misleading picture of what has happened post-credit crunch when generally house prices have fallen.  By way of example, in Yorkshire and Humber our research has shown that the level of household income to house price is, in comparison to some regions such as the South East, probably one of the cheapest regions.  However, despite the level of house prices currently across the region there are still issues around accessing the housing market. This implies that there are other underlying factors which make it harder to get on the property ladder in today’s housing market.  

One clear factor, which has emerged from our research, is that the deposit required to buy a property has increased over the past decade.  More recently, unlike house prices which have fallen since 2007, the level of deposit required has increased as lenders have reduced the level of loan to value at which they are willing to lend.   These factors have led to the NHPAU to produce a new set of indicators to determine housing affordability
: 

· The deposit measure: deposit required as a proportion of household income after tax and NI contributions; 

· Mortgage Costs: mortgage costs as a proportion of household income after tax and NI contributions; 

· Rents: rent as a proportion of household income after tax and NI contributions. 

For the purposes of this paper, deposit and mortgage costs are applied to determine the level of affordability of market housing and in turn the Residual demand for other tenures.  

The recent paper produced by NHPAU suggest that the ability to get a foot on the housing ladder will depend on the lending policies and the supply of new housing and that this position will be more favourable to the first time buyer if housing supply is increased and the LTV ratio increases.  NHPAU has made an assumption that the average LTV will gradually increase over the short term (2011 – 2016) from 75% to 90%.   However, the longer term prospects of affordability can only be improved when the region's housing supply is increased. In the case of Yorkshire & Humber this supply range was between 23,800 to 26,400 dwellings per annum.  Unless this is realised then the deposit to income ratio will again deteriorate.  
It is important to note the following assumptions made by the modelling work undertaken by NHPAU:  

·  the reduction in LTV ratios was heavily reliant upon housing supply delivery at the top end of the NHPAU advice; and
·  a gradual return by mortgage lending institutions to 90% mortgages.  
1.6 Affordability and demand for non-market housing 

Prior to the credit crunch and the economic downturn, housing was increasingly becoming less affordable with prices far outweighing income.  The affordability of house prices to income ratio has improved within the Region, with some geographical variations. However, although house prices in Yorkshire and Humber are comparatively low, compared to some regions, there are still issues of affordability across the region, particularly when taking into account the current restrictions around mortgage lending and lending terms. Such factors, which look set to continue throughout 2010, have undermined the affordability benefits of lower house prices and act to undermine effective demand for home buying.  The corollary is that underlying demand focuses on other tenures or solutions and itself is undermined – either because households move out of the area completely or because the rate of household formation is slowed as a result of adults living in the parental home for longer, lower rates of in migration and so forth.

Further undesired consequences such as overcrowding may also ensue if the issue is not addressed.  There is limited scope to address underlying demand by bringing new housing development forward both because the house building sector is constrained by market conditions and the spike in need that our scenario work implies is substantially a short to medium term issue requiring more immediate, flexible and to some extent temporary solutions.
More efficient use of the existing stock may therefore be part of the solution; that is bringing stock back into use where it is feasible to so – and at the same time creating refurbishment related employment opportunities.  In addition we might expect to see an expansion of house/ flat sharing coupled will increased take up of the rent a room scheme, the latter providing a tax free income stream for hard pressed home owners.
It will be important to monitor how successfully the housing market is able to meet demand – a measure of its capacity to absorb more households without significantly adding to stock levels – whilst also monitoring and acting to prevent potentially debilitating outcomes such as increases in multiple occupation, high churn and so forth.  Given the likely demand for private renting until mortgage lending picks up, dialogue with private landlords and support through existing services and schemes will also be beneficial. 
Evidence from research reviews and consultations has indicated that potential first time buyers are experiencing significant problems in accessing mortgage finance and getting onto the property ladder.  This situation is likely to worsen as house prices increase relative to incomes as suggested in the assessment paper on the impact of the pattern and type of job growth on Household's ability to purchase housing.  
The existing problems around housing affordability could worsen as household incomes decrease due to job losses (particularly in the public sector).  The ability to access housing has and can affect all social-economic groups.  However, it is most likely that the economic downturn and potential job losses will affect those households already on lower incomes and lower skilled employment the most, where affordability (i.e. the ability to meet regular monthly outgoing mortgage payments and raise an adequate deposit) is a pressing problem.  

As already indicated in Assessment Paper 3, it is unlikely that mortgage finance will significantly increase in the short term.  Therefore given that the owner occupation market appears to be less accessible in the short to medium term, the demand for private rented and social housing will undoubtedly increase.  
Intermediate housing:  Intermediate housing provides an alternative to householders who are unable to afford to purchase a property outright but who are not in the priority group for social housing.  Research which ECOTEC conducted in the West Midlands
 indicated that the levels of shared ownership products provided through Housing Associations was likely to decrease further as a result of the economic downturn.  This was partly due to the results of the credit difficulties and the deposit requirements for shared ownership schemes.  It was suggested that new products, including a rent to mortgage schemes, might provide an answer to the problem but that these would need to be piloted.  A recent paper produced by the National Housing Federation
, suggests that demand for Shared Ownership housing is high but housing association providers are failing to keep up with demand due to available funding.  This sector has real potential to provide an alternative and more affordable tenure to outright owner-occupation but will be significantly limited without government funding and under prevailing, unfavourable market conditions.  
Social Rented:   The level of demand for social housing is likely to increase as evidenced from the research and literature reviews undertaken as part of this study.  However, there are a number of factors that will restrict the supply of social housing not least the availability of finance to Housing Associations.  Consultations held with some Housing Associations within Yorkshire and Humber, suggested that without a greater degree of flexibility in delivering and/or funding schemes then it would be difficult to provide social housing projects in future.   It was suggested that different methods for purchasing land, particularly public sector land, could potentially help to make schemes more viable and deliverable.  It was also suggested that Housing Associations could look to develop housing for rent at market rents.  
Private Rented:  The increased demand for non-market housing matched with the low levels of supply in the social rented sector, suggest that the private rented sector will grow in importance in the short to medium term as a means of meeting both affordable housing needs and underlying demand.  Research carried out by Parkinson et al
 indicated that the demand for private rented accommodation is likely to increase, primarily due to the increasing number of consumers unable to fund house purchases. The future demand for the private sector could increase as a means of meeting the needs of "intermediate" households, as identified in the Rugg Review
.  
Demand pressures are increasing on rented accommodation, and whilst the government is committed to social house building, the sector is at saturation point and in any event only available to a narrow band of underlying demand; that is those households on the lowest incomes/ of limited means and or otherwise in priority need.  Notwithstanding the relatively low level of funding that will be available to finance social house building over the parliamentary term compared with investment in non market affordable housing, included social housing over the previous parliamentary term.

That being the case, and given the limited opportunity for newly forming households to become owner occupiers, private sector renting is now the default tenure for a broad band of underlying demand at least in the short to medium term.  The flexibility of this tenure – that is the ease with which households can move in and out of it – combined with its relative affordability is fundamental to its appeal.  
However whilst aspirational households may see it as a short or medium term solution, the long term prospect of house price growth outstripping wage inflation implies that private renting is set to grow in the long term, provided that the market can deliver the required supply.  As previously mentioned, this requires more efficient use of existing stock in the short to medium term as well as an increase in supply over the medium to long term.  It is likely that the market will require support from the public sector to achieve this, through a combination of selective investment, intervention and regulation.  

1.7 Overview of the key findings 

The supply of loan finance has improved slightly during the later stages of 2009 and early 2010 however compared to previous years (pre recession) it still remains constrained.  As illustrated in the assessment papers, the terms of mortgage lending have changed significantly in terms of loan- to income/loan to value ratios and there is a requirement for much higher deposits. This has had a significant impact upon the first-time buyers' ability to access the market.  .    

The credit crunch and economic recession have impacted upon the housing market and the level of house-building.  As evidenced in the RSS Annual Monitoring Reports for 2008 and 2009, public sector interventions (such as the Homes and Communities Agency) has assisted with the development of some strategic schemes.  However, the ability to maintain this level of assistance is unlikely to be sustainable in the medium term.  In order to restore house building activity to previous levels, there will be a requirement for the supply of finance for developers and purchasers to improve as well as an overall improvement to the economic position.    
Post recession, the house-building industry is likely to be much reduced and the ability of some sectors to retain capacity during the recession will have an impact upon the potential for recovery and the ability for the industry to meet growth requirements.  Those companies who have weathered the recession are likely to focus on those sites and markets that pose less risk (i.e. a move away from large-scale buy to let city centre apartment schemes).  
The outcome from this will be continuing pressure upon the public sector to provide and subsidise affordable housing, particularly as the viability of many regeneration schemes fail to stack up.  In the longer term there will be an increasing requirement for the public sector to ensure that resources are used to their best effect to support related infrastructure such as schools and services.  

It seems unlikely that the housing supply targets, set by the former Labour Government as part of the Housing Green Paper and within the existing RSS, will be achieved in the short to medium term. This will potentially have significant implications on addressing housing needs and upon the overall economic recovery.  
Falling house prices have not reduced the need for affordable housing. Whilst the price to income ratio has improved, the number of household affected by unemployment or the risk of unemployment as well as loan availability and lending terms have worsened.  It is anticipated that such constraints are likely to remain for some time especially for low income householders who will experience difficulties in accessing loans.  The shortage of loan finance has impacted on both owner-occupation and the buy to let investment sectors.  It is understood that growth in the private rented sector has occurred and it is anticipated that the increased demand for rented housing and the low levels of supply in the social rented sector is likely to increase the demand for private rented in the short to medium term as a means of meeting affordable housing needs
 and satisfying 'deflected' demand for owner occupation.  
1.8 Implications for policy and recommendations 
The research has estimated both the underlying demand for housing and the effective demand for owner occupation across three scenarios and for each functional sub region.  In summary, this research demonstrates that despite significant reduction in house price inflation since its peak in 2007 there are two key factors suppressing effective demand in the short to medium term:  
· Householders' difficulty in accessing credit to purchase housing; and 

· Lack of confidence about the appropriate time to purchase housing.  
At the same time, due to a paucity of development finance and low effective demand for house buying, the rate of new house building has dramatically declined and is currently confined to a narrow range of markets where effective demand is most resilient and prospects remain good.  

The key to improving the level of housing supply is the willingness of house builders to continue to develop and the existence of viable housing markets.  In order for this to take place, interventions are needed to mitigate the risk for the developer and provide buoyancy to the housing market.  It has already been indicated through consultations held with developers that in order to encourage economic growth and increase house building activity,  supply needs to be increased in the more buoyant sub regional markets.  
It is clear that all functional sub regions will face a significant challenge over the short-medium term to deliver the level of housing required to meet demand.  In moving toward the development of sub regional strategies there are a number of housing challenges that will be presented and the need for policies to address them.  It is clear from the research undertaken that sub regional policies cannot influence national fiscal policies.  However, the alignment of economic, planning and housing policies can go someway to influencing the economic growth and housing potential.

Integrating the housing and economic strategies and entering into new long term partnerships, for example between local authorities and housing associations and or private landlords and developers (indeed, if possible all interested parties) and pooling funding streams, affords the greatest potential to influence the level of non market housing provision from the bottom up.  

The flexibilities expected of localism, under the auspices of which we have already seen funding streams unringfenced may create the conditions for mechanisms to be developed, such as new tools and products to fund the provision of intermediate/social housing, or support the funding of improvements to the existing housing stock, including the private rented stock. 
Table 1.1  Key Points and Recommendations
	Key Points 

	Tight lending criteria will undermine effective demand for owner occupation in short to medium.
Resulting in increased demand for other tenures, especially private renting as cohort typically ineligible for social housing (which in event is a less flexible tenure) and is supply tight for both social and intermediate tenures

Underlying demand may itself be eroded as households move out of the area completely or the rate of household formation is slowed as a result of households sharing and reduced in migration for example.

Undesired consequences such as overcrowding may also ensue if the issue is not addressed.  
There is limited scope to address underlying demand by bringing new housing development forward both because the house building sector is constrained by market conditions and the spike in need that our scenario work implies is substantially a short to medium term issue requiring more immediate, flexible and to some extent temporary solutions.

	Recommendations

	More efficient use of the existing stock may therefore be part of the solution; that is bringing stock back into use where it is feasible to so.

It will be important to monitor how successfully the housing market is able to meet demand – a measure of its capacity to absorb more households without significantly adding to stock levels – whilst also monitoring and acting to prevent potentially debilitating outcomes such as increases in multiple occupation, high churn and so forth.  

Given the likely demand for private renting until mortgage lending picks up, dialogue with private landlords to foster a more effective private rented sector and support through existing services and schemes will also be beneficial. 

Support and encourage Housing Associations and house builders to innovate by flexing requirements and deals as much as possible and exploring new ways of working, for example more long term development partnerships.
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