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1.0 Introducti on

1.1 The Fylde Coast Sub-Regional Housing Market Assessment (SHMA) has been undertaken to help
the local authorities of Blackpool, Fylde and Wyre and English Partnerships to understand the
dynamics and drivers of the sub-regional housing market. The SHMA also provides the evidence
base to inform emerging Local Development Frameworks. Ultimately the SHMA seeks to identify
actions that will help deliver better housing and social and economic outcomes for those living in
Blackpool, Fylde and Wyre.

1.2 Undertaknga SHMA is a key requirement of Governmentds
Planning Policy Statement 3 Housingl (PPS3). In the future, SHMAs will form an important part of
the evidence base for developing plans and policies and for responding to changing household
requirements. The benefits onStndt&gksHouaingeMarleetet out
Assessments - Practice Guidance®:

A To enable local authorities to think spatially about the nature and influence of the housing
markets in respect to their local area and to enable regional bodies to develop long term
strategic views of housing need and demand to inform regional spatial strategies and
regional housing strategies

A To provide evidence to inform policies aimed at providing the right mix of housing across the
whole housing market - both market and affordable housing

A To provide evidence to inform policies about the level of affordable housing required,
including the need for different sizes of affordable homes

A To support authorities in developing a strategic approach to housing through consideration
of housing need and demand in all housing sectors - owner occupied, private rented and
affordable - by assessing the key drivers and relationships within the housing market

A To draw together the bulk of the evidence required for local authorities to appraise strategic
housing options and to ensure the most appropriate and cost-effective use of public funds

1.3 The analysis in the Fylde Coast Sub-Regional SHMA is conducted in accordance with the CLG
Strategic Housing Market Assessment Practice Guidance.

1.4 PPS3 and the SHMA guidance has arrived at a point in time where local and regional plans are in a
period of transition. Therefore, there are some elements that the SHMA was designed for that it will
not realistically be able to inform until the next review of Regional Spatial Strategy and Local
Development Frameworks. It is important to note therefore, that the objective of this SHMA is about
informing the elements of policy that are not yet determined i.e. the type and tenure of development
rather than the overall number of new dwellings, although the SHMA will be able to draw on
evidence and comment on the implications of the overall level of housing to be provided.

! CLG (2006) Planning Policy Statement 3 (PPS3) Housing
2 Communities and Local Government - formerly known as DCLG and ODPM
% CLG (August 2007) Strategic Housing Market Assessments - Practice Guidance

Fylde Sub Regional Strategic Housing Assessment Page 1
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1.6

1.7

1.8

1.9

1.10

111

Definitions

In accordance with Government guidance, this report defined the functional sub-regional housing

market on the basis of migration patterns, travel to work patterns and house prices. This area was

smaller than the geographical area of the three authorities combined, but comprised 90% of

populaton. The North West Regi onal Assembl ybés emerging
account wider Housing Market Assessments across the region, advocate that generally whole local

authority boundaries should be used to create housing market areas. In order to ensure consistency

with the NWRA approach, this report refers to the three local authorities combined asthe i Fy | d e
Coast ShiitMetains a focus on the functional market area whichistermedfi Fyl de Coast Co
Mar ket OAT @amroer kMa Ar eao

Housing Definitions

In thinking about the housing market it is helpful to recognise the distinction between housing
demand, housing need and housing requirement.

Housing Demand

Housing demand is the quantity of housing of the type and quality that households both want and
can afford to buy or rent in the open market without subsidy. Housing demand thus takes into
account both preference and the ability to pay.

Housing Need

Housing need is the quantity of housing of the type and quality necessary to house those
households currently lacking their own housing, or living in housing which is unsuitable or
inadequate and who cannot afford to buy or rent suitable housing in the open market. So housing
need takes account of those without adequate housing who are unable to resolve their situation
without assistance.

Housing Requirement

Housing requirement encompasses both housing demand and housing need, and is therefore the
quantity of housing necessary for all households to have access to suitable housing, irrespective of
the ability to pay. Put simply, it is the amount of housing needed to accommodate the population at
appropriate minimum standards as defined by government or in local policies.

Affordable Housing

Some confusion arises in housing policy around the use of theterm é af f or da b | sincétlreusi ng 6
term has in the past been used to embrace entry-level market housing as well as extending to
include shared ownership and social rented housing.

CLGds Planning Pol i c yublighedan Novembert 2008 pr¢vieeR the fall)defipition

of affordable housing as follows: 6 Af f or dabl e housing includes soci
housing, provided to specified eligible households whose needs are not met by the market.
Affordable housing should:

Fylde Sub Regional Strategic Housing Assessment
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1.12

1.13

1.14

A Meet the needs of eligible households including availability at a cost low enough for them to
afford, determined with regard to local incomes and local house prices

A Include provision for the home to remain at an affordable price for future eligible
households; or if these restrictions are lifted, for the subsidy to be recycled for alternative
af fordable housing provisioné

In general DTZ use the following terminology when discussing different segments of the housing
market:

A Market Housing where the purchaser, owner or tenant pays the full market cost or rent
without subsidy. Since the abolition of Mortgage Interest Relief in 2001 there is no longer
any subsidy for owner occupiers. It is relevant to note that the Barker Review estimates that
private tenants incur costs around 18% higher than an owner occupier occupying an
identical property. Standard entry level housing that is delivered without any subsidy and
without any protection that ensur es t hvathin
our definition of market housing

A Social Rented Housing where housing is allocated on the basis of need rather than ability
to pay and rents are set below market levels. The development of new social rented
housing is critically dependent on subsidy of development costs either from public funds or
cross subsidy based on the capture of enhancements in land value associated with the
award of planning permission. The social rented housing sector comprises both local
authority and housing association housing (or RSL) for rent

A Intermediate Housing is a relatively new phrase designed to describe the growing number
of interventions that seek to assist those who are ineligible for social rented housing but
cannot afford market housing. This is what is referred to in the Barker Review as sub-
market housing. Such interventions include the provision of shared ownership, discounted
equity and fixed equity and low cost rent schemes. Such schemes typically require an
element of public subsidy or cross-subsidy from commercial development secured through
capturing part of the enhancement in land value associated with the granting of planning
permission. Intermediate housing is defined in PPS3as6 Housi ng at pric
those of social rent but below market prices or rents, and which meet the (affordable
housing) criteria set out above. These can include shared equity products (e.g. Homebuy),
other low cost homes for sale and intermediate rentd

t he h

es an (

PPS 3 goeson:. 6 The definition doe sovidedhy public sdctordbedieshar me s p

provided without grant funding. Where such homes meet the definition above, they may be
considered, for planning purposes, as affordable housing. Whereas, those homes that do not meet
the definition, stomaekampl doudli o, cmay not be
as affordable housing. d

The definition of what is intermediate housing, at least in terms of what may be regarded as being
within the remit of affordable housing policies as set out in planning policies is clear. It does
potentially mean that some private sector intermediate housing initiatives may not necessarily be
regarded as providing affordable housing in planning terms, since they may not provide intermediate
housing in perpetuity or guarantee recycling of receipts back into the provision of affordable
housing4.

4 English Partnerships/ATLAS guidance stipulates that any private receipts generated from the provision of affordable housing should
be recycled back into the sector

cons,|

Fylde Sub Regional Strategic Housing Assessment
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Presentation of Data

1.15 Where available, data is presented for the following geographical areas:

A Fylde Coast Core Housing Market Area - the functional housing market as determined by
analysis of house prices, travel to work and migration patterns and consultation

A Blackpool Council

A Fylde Borough Council

A Wyre Borough Council

A Fylde Coast Strategic Housing Market Area (i.e. the combined local authority areas of
authorities of Blackpool, Fylde and Wyre)

A North West

A England

1.16  When presenting data, tables and figures identify the actual figures derived from data sources,
whilst the supporting commentary generally round numbers in recognition of the need to draw
strategic messages from the analysis.

The Report

117 The SHMA has been undertaken in Iine with the Gove
data. As such it should be recognised as the first stage in a process of enabling individual local
authorities to assess their housing markets and specific needs using data sources which they are
responsible for rather than relying on one off consultancy commissions. The process established
will enable local authorities to:

A Update information on a regular basis

A Compare across the sub-region on a consistent basis

A Improve the robustness of data by ensuring better collection of key sources of data
A Identify issues which need to be investigated further

A Identify areas of weakness in your understanding to undertake further investigation

1.18  This report covers the following:
A Section 2 - spatial extent of the sub-regional housing market

A Section 3 - demand assessment covering change in respect of population, migration
household composition and economy

A Section 4 - supply assessment covering characteristics and structure of housing supply

A Section 5 - analyses house prices, income and affordability

Fylde Sub Regional Strategic Housing Assessment Page 4
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1.19

1.20

1.21

1.22

1.23

A Section 6 - assesses need

A Section 7 - considers future housing provision

A Section 8 - draws out findings in respect of specific groups
A Section 9 - draws out findings in respect of rural communities
A Section 10 - draws out implications from the evidence base
A Section 11 - sets out the recommendations

For those not familiar with the key drivers of housing markets and their key dynamics, an overview is
provided in Appendix A covering demand and supply factors.

An overview of the regional and sub-regional policy context is provided in Appendix B, along with a
summary of major future interventions which will have a significant impact on the future prospects
for the area.

Appendix C provides a summary of the Stakeholder Workshop on 6 December 2007 with 40

stakeholders from the public and private sector to test the emerging findings.

Appendix D presents the ward boundaries and postcode areas for the Fylde Coast.

The requirements of the Strategic Housing Market Assessment and how they have been met are

summarised in Table 1.1.

Table 1.1 Requirements of the SHMA

Requirement of SHMA Guidance

How these are met in this document

Definition of housing market areas

Provided in Section 2

Setting out objectives and context

Provided in Sections 1

Providing the evidence base for the drivers of demand
within the housing market including demographics,
economics and current dwellings

Provided in Sections 3 and 4

Setting out the overall level of demand for market housing
from current and future households

Provisional allocations are set out in the draft RSS.
Section 6 provides evidence on future household types and
the implications for dwelling requirements

Undertaking an assessment of housing need using
secondary data

Set out in Section 6

Setting out the overall level of housing need from current
and future households

Set out in Sections 6 and 7

Setting out the level of need or demand for intermediate
housing

Considered in Section 7

Setting out the type and size of affordable housing required

Set out in Sections 6 and 7

Evidence of specific groups within the housing market

Considered in Section 8

Fylde Sub Regional Strategic Housing Assessment
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2.0 Spatial Extent of the Core Sub -Regional Housing Market

2.1 As outlined in the previous section Government policy requires local authorities to undertake
Strategic Housing Market Assessments (SHMASs). Understanding the drivers and dynamics of the
housing market at the sub-regional level is essential to respond strategically to housing issues. The
first step in doing so is to consider the spatial extent of the sub-regional housing market.

2.2 This section:

A Summarises the guidance on defining housing market areas (which has been applied to the
definition of the Fylde Coast Core Market Area)

A Discusses the outcome of reviewing the earlier definition of the Fylde Coast Housing Market
used in the Blackpool Strategic Housing Study
A Presents the agreed Core Market Area which is used as the basis for this report
A In recognition of the NWRAOGIOo wseifngnirmaroke tosf, tthhe

Area is benchmarked against the sum of the three Fylde Coast authorities which is termed
the AFyl de Coast SHMAO

Guidance on Defining Market Areas

2.3 Planning Policy Statement 3: Housing, sets out a policy approach by which local planning authorities
and regional planning bodies should take note of housing markets when planning for housing. It
advocates local authorities working together on the basis of sub-regional housing market areas to
prepare the evidence base and for policy development purposes.

2.4 6Strategic Housing Market Assessmen‘tsststhefransewdrki ce Gu
for undertaking strategic market assessments. The approach to defining the extent of the sub-
regional housing market was set out in 61 dent i fReigngn@ub Housi ng Markets
(March 2007). These publications pull together and build upon previous guidancee.

25 The guidance recognises that there is no one 'right' or ‘wrong' source of information to use when
identifying sub-regional Housing Market Areas. It suggests that the usefulness of each will depend
on local market conditions within the local authority or sub-region with a focus on house prices in
areas of affordability or low demand pressures or a greater focus on migration data where
household movement is relatively high. The advice note also recognises that there is likely to be
overlap between the areas identified and that many will cut across local authority administrative
boundaries. This is indeed the case for the Fylde Coast Housing Market, especially in relation to the
eastern edges of the market towards Preston.

® Version 1 was published in April 2007. Minor changes to version 2 include recognise of the need to consider affordability in the light of
local circumstances
® Local Housing Needs Assessment: A Guide to Good Practice, DETR, 2000 and Housing Market Assessment Manual, ODPM, 2004

Fylde Sub Regional Strategic Housing Assessment Page 6
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Definition of the Fylde Coast SHMA

2.6 The Fylde Coast SHMA is not starting from a blank sheet of paper in terms of the understanding the
definition of the market area. Two key pieces of work have informed market definition;

A Definition of Housing Market Area (HMA) boundaries across the region by the North West
Regional Assembly; and

A Blackpool Strategic Housing Study by DTZ and GVA Grimley on behalf of Blackpool Council
which looked in detail at the definition of the Fylde Coast housing market

Research into North West Housing Markets

2.7 Ecotec Research & Consulting and Nevin Leather Associates were appointed by Lancashire
Strategic Housing Group in June 2007 to undertake a review of Housing Market Assessment in
Lancashire’.

2.8 The North West Regional Assembly (NWRA) commissioned a study in 2007 which defined housing
market areas across the region. Across the region the study has generally aligned housing market
areas with the local authority boundaries. The Fylde Coast housing market area is defined as
comprising all of the local authority areas of Blackpool, Fylde and Wyre (Figure 2.1).

Reviewing the Blackpool Strategic Housing Study definition of the Fylde Coast Market

2.9 The Blackpool Strategic Housing Study (BSHS) followed the approach that was advocated by best
practice and emerging policy. This approach remains sound and not fundamentally altered as a
result of the updated guidance. However, it was agreed at the inception meeting that we would
revisit the definition of the Fylde Coast Market used in BSHS in view of the extended geographic
scope of this commission.

2.10 For the most part the previous definition used in the Blackpool Strategic Housing Study (BSHS) was
reaffirmed. Attention was focussed on the parts of the area with weakest links to the core area (the
three sub-areas of Fylde Residual, Wyre East of Estuary and Wyre Residual). Following more
detailed review of individual ward based migration and commuting patterns and consultation with the
local authorities. The outcome was to include Fylde Residual area and Wyre East of Estuary area
but exclude the Wyre Residual area.

2.11  During the review process there was considerable debate about whether to include or exclude two
wards that comprise the East of Estuary area (Preesall and Hambleton and Stalmine-with-Staynall)
within the SHMA. The case to include or exclude them could be argued either way on the basis of
the statistical data (on migration patterns, commuting patterns and house prices) and local
knowledge/perceptions of the area. In such instances Government guidance recommends
consultation with stakeholders and the adoption of
needs of the parties involved in the SHMA.

" Local Authorities are Blackburn with Darwen, Blackpool, Burnley, Chorley, Fylde, Hyndburn, Lancaster, Pendle, Preston, Ribble
Valley, Rossendale, South Ribble, West Lancashire, and Wyre

Fylde Sub Regional Strategic Housing Assessment Page 7
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Figure 2.1 Map of Regional Housing Market Areas
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2.12  Following a detailed review of the ward based data and further consultation with representatives
from the local authorities Blackpool and Wyre agreed that both Preesall and Hambleton and
Stalmine-with-Staynall should be included in the definition of the Fylde Coast Strategic Housing
Market area®.

2.13  The following summarises the key stages of the review of the definition of the sub-regional housing
market:

A Detailed review of ward based migration and travel to work patterns from 2001 Census for
the wards peripheral to the core market, where clear relationships were less pronounced

A Review of house price trends

A Consultation with key stakeholders
Migration and Travel to Work Patterns

2.14  CLG guidance defines a housing market as the area within which 70% of residents travel to work
and 70% of house moves (migration) occur. In order to define this area ward level travel to work
movements and migration patterns were analysed from Census 2001.

2.15  Figures 2.2 and 2.3 below show ward based commuting (travel to work) and migration patterns from
the Census. The direction of the arrow indicates direction of movement from the centre points of
each ward. The volume of movement is indicated by the colour and thickness of the arrow; the
largest percentage movements are represented by thick red arrows, smaller percentage movements
are represented by thin blue arrows.

Figure 2.2 Ward Based Commuting Patterns Figure 2.3 Ward Based Migration Patterns

i

e

Source: Census 2001 Source: Census 2001

8_ater to be termed the Fylde Coast Core Market Area in response to

Fylde Sub Regional Strategic Housing Assessment Page 9
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2.16  The maps above show a complex pattern (further analysis described below has refined the analysis)
but initial patterns of activity are evident. The following trends may be drawn from the initial
mapping analysis shows:

A A general concentration of commuting and migration movements in the Fylde Coast, around
Preston (extending to the ©6central core area ¢
Lancaster

A More localised patterns of commuting around Fleetwood, Preston, Garstang, central
Bl ackpool, Lytham St. Anneds and Kirkham/ Weshal

links between Blackpool and Preston, but more obvious linkages between the Kirkham area
and Preston

A Localised patterns of migration, largely similar to commuting patterns, but showing a weaker
relationship between the Fylde Coast and Preston. The large arrows going into and out of
the area are usually attributable to prisons or armed forces and can generally be
disregarded in terms of defining the housing market

2.17  The next stage of analysis grouped together wards with strong relationships to form sub-market
areas (as shown in Figure 2.4 below) and the total and percentage movements between each sub-
area was analysed. The matrices in Tables 2.1 and 2.2 below show the percentage moves for
commuting and migration with the largest percentage highlighted in yellow. The total moves to
Blackpool are highlighted in grey to summarise the significance of all four sub-areas of the local
authority. The total percentage of moves that occur within the defined Fylde Coast SHMA area is
shown.

Figure 2.4 Sub-Areas for Migration and Commuting Analysis

Sub-areas by Ward

[ Blackpool Central

B Fyide Residual

O Fyide Suburban

O Kirkham

B Lytham

O Poutton

@ Preston {
E StAnnes

O Thornton Cleveleys

B Wyre East of Estuary
@ wyre Residual

O e e e
SNOANN NG A SR NN

Garstang

CONSULTING & RESEARCH
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TEL: +44 (0) 161 236 9595
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Table 2.1 Commuting Patterns by Sub-Area

Place of Work
Remaining parts of
Core Market Area Fylde Coast SHMA Outside SHMA
Wyre Core
Place of Blackpool Blackpool Blackpool Blackpool Blackpool Lytham St Kirkham Fylde Fleetwood Thornton Poulton East Marker Area Fy_Ide W_yre Preston Other
. Central North South East TOTAL Anne| Suburban Cleveleys Residual Residual
Residence Estuary TOTAL
Blackpool
Central 49% 6% 8% 13% 76% 2% 4% 1% 2% 1% 2% 2% 0% 90% 1% 0% 3% 5%
Blackpool
North 19% 31% 3% 11% 64% 2% 3% 1% 3% 3% 9% 3% 0% 88% 1% 0% 3% %
Blackpool
South 17% 4% 34% 12% 67% 5% 8% 1% 4% 1% 2% 1% 0% 89% 1% 0% 3% 7%
Blackpool
East 24% 7% 6% 35% 2% 2% 4% 1% 3% 1% 2% 3% 0% 88% 1% 0% 3% 6%
Lytham 5% 1% 3% 6% 15% 39% 14% 2% 10% 1% 1% 1% 0% 83% 1% 0% 7% 10%
St Anne 6% 2% 4% 6% 18% 14% 43% 2% 8% 1% 1% 1% 0% 88% 1% 0% 4% 9%
Kirkham 3% 1% 1% 4% 10% 5% 3% 36% 13% 1% 1% 1% 0% 70% 5% 1% 12% 12%
Fylde
Suburban 7% 2% 2% 6% 18% 7% 5% 4% 40% 1% 2% 2% 0% 79% 2% 1% 8% 10%
Fylde
Residual 3% 1% 1% 3% 8% 7% 4% 8% 14% 0% 1% 1% 0% 43% 25% 2% 16% 14%
Fleetwood 6% 6% 1% 4% 17% 1% 1% 1% 2% 52% 12% 3% 0% 89% 1% 1% 2% 8%
Thornton
Cleveleys 9% 10% 2% 7% 29% 1% 3% 1% 3% 9% 35% 6% 1% 88% 1% 1% 3% 9%
Poulton 12% 9% 2% 12% 35% 2% 2% 2% 4% 4% 7% 29% 1% 86% 1% 1% 4% 8%
Wyre East
Estuary 2% 1% 1% 2% 6% 10% 5% 8% 18% 0% 1% 1% 0% 49% 23% 1% 14% 12%
Wyre
Residual 2% 1% 1% 2% 5% 0% 1% 1% 2% 1% 1% 1% 1% 13% 1% 52% 13% 20%
Preston 1% 0% 0% 1% 2% 0% 0% 1% 3% 0% 0% 0% 0% 6% 2% 1% 68% 22%
Fylde Sub Regional Strategic Housing Assessment Page 11
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Table 2.2 Migration Patterns by Sub-Area

Destination (Place of Residence 2001)
Origin Remaining parts of Areas Outside
Core Market Area Fylde Coast SHMA SHMA
(Place of
Residence Wyre Fylde
2000) Blackpool | Blackpool | Blackpool | Blackpool | Blackpool Lytham St Kirkharm Fylde Fleetwood Thornton Poulton Enst Coast Fy_Ide Wyre Preston Other
Central North South East TOTAL Anne| Suburban Cleveleys Estuary SHMA Residual Residual
TOTAL

Blackpool
Central 38% 7% 8% 14% 67% 1% 1% 0% 1% 1% 3% 2% 1% 7% 1% 0% 0% 22%
Blackpool
North 9% 21% 2% 5% 36% 0% 1% 0% 0% 1% 9% 2% 1% 50% 0% 0% 0% 12%
Blackpool
South 11% 2% 21% 5% 39% 2% 3% 0% 1% 1% 1% 1% 0% 48% 1% 0% 1% 11%
Blackpool
East 13% 5% 4% 18% 40% 1% 1% 0% 1% 0% 2% 2% 0% 47% 0% 0% 1% 11%
Lytham 3% 0% 2% 2% 7% 39% 15% 1% 3% 0% 0% 1% 0% 66% 2% 0% 2% 29%
St Annes 5% 1% 4% 2% 12% 19% 39% 1% 1% 1% 1% 1% 1% 76% 1% 0% 1% 23%
Kirkham 1% 0% 1% 0% 3% 3% 4% 34% 3% 1% 2% 1% 1% 52% 8% 1% 7% 32%
Fylde
Suburban 3% 3% 1% 5% 12% 5% 3% 5% 8% 1% 2% 3% 0% 39% 3% 1% 3% 54%
Fylde
Residual 1% 0% 0% 2% 4% 6% 5% 14% 4% 0% 1% 0% 0% 34% 22% 3% 7% 35%
Fleetwood 4% 3% 0% 2% 8% 0% 0% 0% 1% 59% 12% 1% 0% 81% 0% 1% 1% 15%
Thornton
Cleveleys 4% 8% 2% 2% 16% 0% 1% 0% 1% 8% 41% 5% 2% 74% 0% 2% 1% 21%
Poulton % 4% 1% 7% 18% 2% 1% 0% 2% 3% 10% 32% 3% 71% 1% 4% 0% 24%
Wyre East
Estuary 4% 4% 0% 5% 12% 0% 0% 0% 1% 5% 6% 6% 39% 69% 0% 8% 1% 21%
Wyre
Residual 1% 2% 1% 1% 4% 2% 1% 0% 0% 1% 1% 3% 4% 16% 2% 39% 7% 36%
Preston 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 1% 61% 35%

Fylde Sub Regional Strategic Housing Assessment Page 12
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2.18 The key findings from the more detailed analysis of migration and travel to work patterns are:

A There appears to be a significant level of self containment in most sub-areas with most
commuting and household moves taking place within the same sub-area

A The highest levels of self containment are in Fleetwood, where 52% commuting is internal
and 59% moves are internal and in Preston where 68% of commuting is internal and 61% of
migration is internal. However, it is important to note that the Preston sub-area comprises
the whole borough and is therefore much larger than most other sub-areas

A There is a significant level of self-containment within each of the four Blackpool sub-areas,
in particular in the central sub-area but especially in the Blackpool area in total (shaded
grey). For example 46% of residents in Blackpool Central worked in Blackpool Central and
a total of 76% worked in Blackpool overall

A Poulton and Thornton/Cleveleys have the strongest links with Blackpool of any other sub-
area. For example in Poulton 35% residents commute to Blackpool and 18% of people that
migrated from Poulton moved to Blackpool. In the case of Thornton/Cleveleys these links
are strongest with the north of Blackpool

A Blackpool is an important commuter destination for residents of both Lytham (15%) and St
Anneds (18%), however, linkages are |l essassigni:
slightly stronger links with Blackpool than and Lytham does. The relationship between north
Blackpool and the Thornton Cleveleys is stronger than the link between south Blackpool and
St Anneds

A Thornton Cleveleys and Poulton have strong linkages with the rest of the Fylde Peninsular
and Blackpool - especially in terms of commuting. But there is little interaction east of the
Wyre estuary

A Fleetwood is a very self-contained market; 52% of residents work within the area and 60%
of migration occurred internally

A There is a concentration of migration and commuting around Kirkham, this area has
relationships with Preston and Blackpool and further afield, but does not particularly pull to
any direction

A The Fylde suburban areas ( bet vameiniundsyaltirhthamit St An

does not have strong relationships with any particular neighbouring area in terms of
migration and only 7% of people living in the area moved within the area, the largest
percentage moved away from Blackpool, Preston, Fylde and Wyre local authority areas.
The origin of people moving to this area is also very diverse with 60% coming from outside
the North West region. Of those coming from within the North West, the most significant
proportion are from Preston (however, at 2% of all moves into the are this remains a small
percentage of all move into the area)

House Price Levels and Rates of Change

2.19 House price data was obtained and analysed in order to inform the definition of the Fylde Coast core
market area - further more detailed analysis was subsequently undertaken to inform the wider
market and needs assessment.
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2.20

Figure 2.5 shows the overall average house price and Figure 2.6 shows percentage change in
overall average house price. Both relate to 4-digit post code level for Blackpool, Fylde and Wyre

local authority areas.

Figure 2.5 Overall Average House Price (2005)
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2.22

2.23

2.24

2.25

2.26

2.27

These figures illustrate that the lowest value areas are concentrated along the Fylde Coast - in
Blackpool and north western parts of Wyre (Fleetwood, Thornton, Cleveleys). The more rural parts
of the area (central and eastern parts of Fylde and Wyre) and Lytham St Anne& have the highest
average house prices.

The pattern of house prices increases is more varied. Some of the most significant price rises have
been in the low values areas of Central Blackpool.

The house price information shows that the postcode sectors that cover the rural parts of this area
experience some of the highest prices in the three local authority areas. The overall house price
level at 2005 shows a similar pattern to that of the boundary identified for the Fylde Coast Core
Market Area - with lower prices focused in the Fylde Coast and higher prices in the more rural areas
of Fylde and Wyre.

The 2005 house price patterns support the general definition of the market area but the pattern of
change in prices is more mixed and lends little to definition of the market area.

Consultation

In accordance with CLG guidance consultation with key stakeholders was undertaken to ensure
statistical data was interpreted in the local context and pragmatic issues were taken into account.
The key consultees were:

A GONW

A Ecotec Research & Consulting who are appointed by Lancashire Strategic Housing Group
in June 2007 to undertake a review of Housing Market Assessment in Lancashire

Fylde Coast SHMA Steering Group

Further consultation on the housing needs assessment and the emerging findings of the SHMA was
also undertaken, the results of which are fed into relevant sections of the report.

Agreed Definition of Fylde Coast Strategic Housing Market

For the purposes of the rest of this report, the Fylde Coast Strategic Housing Market Area (SHMA) is
the combined local authority areas of Blackpool, Fylde and Wyre - in accordance with the NWRA
definition and the Fylde Coast Core Housing Market Area is as illustrated in Figure 2.7° and Table
2.3 below.

® For completeness it identifies the wards within Fylde and Wyre that lie outside the Core Market Area in pink
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Figure 2.7 Fylde Coast SHMA Area
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Table 2.3 Fylde Coast Core Market Area

Ref LA Ward Code Ward Name Market
1 Blackpool 00EYMZ Anchorsholme Core Market Area
2 Blackpool 00EYNA Bispham Core Market Area
3 Blackpool 0OEYNB Bloomfield Core Market Area
4 Blackpool O0OEYNC Brunswick Core Market Area
5 Blackpool 00EYND Claremont Core Market Area
6 Blackpool 00EYNE Clifton Core Market Area
7 Blackpool 00EYNF Greenlands Core Market Area
8 Blackpool 00EYNG Hawes Side Core Market Area
9 Blackpool 00EYNH Highfield Core Market Area
10 Blackpool 00EYNJ Ingthorpe Core Market Area
11 Blackpool 00EYNK Layton Core Market Area
12 Blackpool 00EYNL Marton Core Market Area
13 Blackpool 00EYNM Norbreck Core Market Area
14 Blackpool 00EYNN Park Core Market Area
15 Blackpool O0OEYNP Squires Gate Core Market Area
16 Blackpool 00EYNQ Stanley Core Market Area
17 Blackpool 00EYNR Talbot Core Market Area
18 Blackpool 00EYNS Tyldesley Core Market Area
19 Blackpool O00EYNT Victoria Core Market Area
20 Blackpool 00EYNU Warbreck Core Market Area
21 Blackpool 00EYNW Waterloo Core Market Area
22 Fylde 30UFFZ Ansdell Core Market Area
23 Fylde 30UFGA Ashton Core Market Area
24 Fylde 30UFGB Central Core Market Area
25 Fylde 30UFGC Clifton Core Market Area

Fylde Coast Strategic Housing Market Assessment
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Ref LA Ward Code Ward Name Market
2 Fylde 30UFGD Elswick and Little Eccleston Fylde Coast SHMA

(outside the Core Housing Market)
27 Fylde 30UFGE Fairhaven Core Market Area
28 Fylde 30UFGF Freckleton East Exclude
29 Fylde 30UFGG Freckleton West Exclude
30 Fylde 30UFGH Heyhouses Core Market Area
31 Fylde 30UFGJ Kilnhouse Core Market Area
32 Fylde 30UFGK Kirkham North Core Market Area
33 Fylde 30UFGL Kirkham South Core Market Area
34 Fylde 30UFGM Medlar-with-Wesham Core Market Area
35 Fylde 30UFGN Newton and Treales Fylde Coast SHMA

(outside the Core Housing Market)
36 Fylde 30UFGP Park Core Market Area
37 Fylde 30UFGQ Ribby-with-Wrea Core Market Area
38 Fylde 30UFGR St Johns Core Market Area
39 Fylde 30UFGS St Leonards Core Market Area
40 Fylde 30UFGT Singleton and Greenhalgh Core Market Area
41 Fylde 30UFGU Staining and Weeton Core Market Area
42 Fylde 30UFGW Warton and Westhy Core Market Area
43 Wyre 30UQGE Bourne Core Market Area
44 Wyre 30UQGF Breck Core Market Area
5 Wyre 30UQGG Brock Fylde Coast SHMA

(outside the Core Housing Market)
6 Wyre 30UQGH Cabus Fylde Coast SHMA

(outside the Core Housing Market)
47 Wyre 30UQGJ Calder Fylde Coast SHMA

(outside the Core Housing Market)
48 Wyre 30UQGK Carleton Core Market Area
49 Wyre 30UQGL Catterall Fylde Coast SHMA

(outside the Core Housing Market)
50 Wyre 30UQGM Cleveleys Park Core Market Area
51 Wyre 30UQGN Garstang Fylde Coast SHMA

(outside the Core Housing Market)
52 Wyre 30UQGP Great Eccleston Fylde Coast SHMA

(outside the Core Housing Market)
53 Wyre 30UQGQ Hambleton and Stalmine-with- Core Market Area

Staynall

54 Wyre 30UQGR Hardhorn Core Market Area
55 Wyre 30UQGS High Cross Core Market Area
56 Wyre 30UQGT Jubilee Core Market Area
57 Wyre 30UQGU Mount Core Market Area
58 Wyre 30UQGW Norcross Core Market Area
59 Wyre 30UQGX Park Core Market Area
60 Wyre 30UQGY Pharos Core Market Area
61 Wyre 30UQGZ Pilling Fylde Coast SHMA

(outside the Core Housing Market)
62 Wyre 30UQHA Preesall Core Market Area
63 Wyre 30UQHB Rossall Core Market Area
64 Wyre 30UQHC Staina Core Market Area
65 Wyre 30UQHD Tithebarn Core Market Area
66 Wyre 30UQHE Victoria Core Market Area
67 Wyre 30UQHF Warren Core Market Area
68 Wyre 30UQHG Wyresdale Fylde Coast SHMA

(outside the Core Housing Market)
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2.28  The remainder of this report will use the spatial definition of Fylde Coast SHMA and Fylde Coast
Core Market Area as identified above. Where available data will be provided for the following
geographical areas:

A Fylde Coast Core Housing Market Area

A Blackpool Council

A Fylde Borough Council

A Wyre Borough Council

A Fylde Coast Strategic Housing Market Area (i.e. the combined local authority areas of
authorities of Blackpool, Fylde and Wyre)

A North West

A England
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3.0 Demand Assessment

3.1 This section analyses the underlying components of housing demand by examining current and
recent trends in demographic and economic structure. It is split into the following sub-sections:

A Population Composition and Change

A Household Movements and Migration

A Household Composition and Projections
A Economic Drivers of Demand

A Employment Projection

A Index of Multiple Deprivation

Population Composition and Change

3.2 The total population of the Core Market Area stood at 290,600 in 2001. This represents 90% of the
population of the Fylde Coast Strategic Housing Market Area (i.e. the three local authority areas

combined).
Table 3.1 Population, 2001
Area Total Population
Core Market Area 290,593
Blackpool 142,281
Fylde 73,204
Wyre 105,620
Fylde Coast SHMA 321,105
North West 6,729,764
Source: Census, 2001 (Note: Census provides | atest actual figures rather tha

Figures)

3.3 The table and graph below illustrate trends in population change for the Core Market Area and the
Fylde Coast Strategic Housing Market Area. Local authority figures are provided from 1981 to 2006
sourced from mid-year population estimates, however equivalent data is not available for smaller
geographical areas, therefore population change for the Core Market Area has been tracked using
aggregated ward data from 1981, 1991 and 2001 Census (however, it should be noted that the
accuracy of these figures if affected by slight changes to ward boundaries during this period).

3.4 Census figures show that population in the Core Market Area fell from 280,994 in 1981 to 277,699 in
1991, a reduction of around 1% (c.3,300). But population increased between 1991 and 2001 up to
290,593, which was 3.4% (9,600) above 1981 levels. The fluctuation in the Fylde Coast SHMA area
has been driven by changes in Blackpool s popul at |
authorities overall have consistently increased over the period.
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3.5 Mid-year total population estimates show population in Blackpool peaked in early/mid 1990s but
shows an overall decline of 4 percentage points since 1981 (-6,400). In contrast Fylde and Wyre
experienced continual growth in population, standing at around 10% higher in 2006 than in 1981

The sum for the Fylde Coast SHMA therefore shows

positive population change. This compares to a slight loss in overall population across the region. If

population in Blackpool had increased at the same rate as Fylde and Wyre (c.10% between 1981

and 2006) it would have grown by almost 15,000 which would have been largest influence on total

(+6,700 in Fylde and +11,100 in Wyre).

population in the market area.

Figure 3.1 Population Change, 1981-2006
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Table 3.2 Population Change, 1981-2006

1981 1991 2001 2006 Change
Core Market Area 280,994 277,699 290,593 NA 9,599*
Blackpool 149,100 148,600 142,300 142,700 -6,400
Fylde 69,000 71,900 73,300 75,700 6,700
Wyre 99,300 102,500 105,800 110,400 11,100
Fylde Coast SHMA 317,400 323,100 321,400 328,800 11,400
North West 6,940,300 6,843,000 6,773,000 6,853,200 -87,100

Source: NOMIS Mid Year Population Estimates and * from Census 1981, 1991, 2001 (Note: Change for Core Market area

relates to 1981-2001)

Fylde Coast Strategic Housing Market Assessment

Page 20




DTZ

3.6 The graph below shows that the age structure across the Fylde Coast SHMA and each of the three
local authorities is skewed towards the older age groups compared to the North West average.
10% of the population in the Fylde Coast SHMA is aged 75 years or above compared to only 7%
across the North West and only 27% are under 24 years old compared to 31% in the North West.
Blackpool has the youngest population of the three local authorities. Fylde local authority area is
particularly skewed with the lowest percentages of population in the 0-14 and 15-24 year old age
groups and the largest percentage aged over 75 years old.

Figure 3.2 Age Structure
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Table 3.3 Age Structure

0-14 15-24 25-44 45-64 65-74 75+
Core Market Area 50,210 28,686 75,252 74,146 31,931 30,368
Blackpool 25,088 14,789 38,260 36,290 14,232 13,622
Fylde 11,940 6,771 18,732 19,081 8,397 8,283
Wyre 18,441 10,476 25,929 27,362 12,412 11,000
Fylde Coast SHMA 55,469 32,036 82,921 82,733 35,041 32,905
North West 1,300,298 825,830 1,902,223 1,625,333 578,194 497,886

Source: Census, 2001

3.7 The graph below illustrates how the age structure of the population has changed since 1981. The
key trend is the overall growth in older age groups, particularly the percentage aged 75 years and
above. Across the North West this age category has grown by 30%, in Fylde and Wyre the growth
has been over 40%. Blackpool however, bucks this trend having experienced a reduction in the
percentage of those aged over 75 years (-6%) and a very significant reduction in those aged 65-74
years (-29%). Fylde experienced almost double the average regional rate of growth in the 25-44
year old and 45-64 year old age groups, Wyre also experienced similar growth in the 45-64 year old
age group, whereas Blackpool lost population in the 45-64 year old age group. The relative change
in these key 6working aged groupsy. has i mplications
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Figure 3.3 Population Change by Age Structure, 1981-2006
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Table 3.4 Absolute Population Change by Age Structure, 1981-2006

0-14 15-24 25-44 45-64 65-74 75+
Blackpool 700 -2,900 2,600 -300 -5,800 -800
Fylde -200 -1,500 2,200 4,300 -500 2,600
Wyre -500 -600 2,200 5,700 400 3,700
Fylde Coast SHMA 0 -5,100 6,900 9,700 -5,900 5,600
North West -23,1700 -156,500 77,400 166,700 -61,700 118,500

Source: NOMIS Mid Year Population Estimates

3.8 Table 3.5 to 3.8 provide analysis of ethnicity. Comparing the ethnicity data between 1991 and 2001
is difficult due to the changes in the categories. The key trend has been increases in the size of the
Asian/Asian British and Chinese/Other ethnic group populations. The growth in Chinese/other
ethnic group is significant in relative terms and in the context of a reduction across the regional
overall, but this group still small in absolute terms.

Table 3.5 Ethnicity Groups, 1991

Area White Asian or Asian Black or Black Chines'e or Other
British British Ethnic Group

Core Market Area 288,495 816 447 833
Blackpool 144,865 465 256 483
Fylde 70,451 261 99 188
Wyre 101,337 161 116 204
Fylde Coast SHMA 316,653 887 471 875
North West 6,480,131 157,075 47,478 42,176

Source: ONS 1991 Census
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3.9

3.10

Table 3.6 Ethnicity Groups, 2001

. . . Asian or Black or Chinese or

. White - White - | White - . . .
Area White All N . Mixed Asian Black Other Ethnic

British Irish Other N .
British British Group

Core Market Area 286,385 281,183 2,414 2,788 1,504 1,394 363 1,058
Blackpool 140,017 137,336 1,391 1,290 790 712 232 556
Fylde 72,165 70,609 594 962 415 334 94 242
Wyre 104,403 103,118 544 741 418 396 65 320
Fylde Coast SHMA 316,585 311,063 2,529 2,993 1,623 1,442 391 1,118
North West 6,355,495| 6,203,043| 77,499 74,953 62,541 229,875 41,636 40,219

Source: ONS 2001 Census

Table 3.7 Absolute Change in Ethnicity, 1991-2001

. . Asian or Asian Black or Black Chinese or Other

Area White Al Mixed* British British Ethnic Group
Core Market Rea -2,110 - 578 -84 225
Blackpool -4,848 - 247 -24 73

Fylde 1,714 - 73 -5 54

Wyre 3,066 - 235 -51 116

Fylde Coast SHMA -68 - 555 -80 243

North West -124,636 - 72,800 -5,842 -1,957

Source: ONS 1991 and 2001 Census (*Note: The 1991 Census did not provide mixed ethnicity category therefore it is not
possible to analyse change for mixed ethnicity and there is an impact on other ethnic categories)

Table 3.8 Percentage Change in Ethnicity, 1991-2001

Area White All Asian or Asian British Black or Black British Chlnes'e or Other
Ethnic Group
Core Market Area -0.7% 70.8% -18.8% 27.0%
Blackpool -3.3% 53.1% -9.4% 15.1%
Fylde 2.4% 28.0% -5.1% 28.7%
Wyre 3.0% 146.0% -44.0% 56.9%
Fylde Coast SHMA 0.0% 62.6% -17.0% 27.8%
North West -1.9% 46.3% -12.3% -4.6%

Source: ONS 1991 and 2001 Census

Wyre has seen a significant increase in the proportions of Asian population, it is thought this is
driven by a residential course offered at the college.

Household Movements and Migration

Table 3.9 and 3.10 below shows the number of households that migrated to and from each of the
three Fylde Coast authorities between 1990-91 and between 2000-01. The categories used in the
1991 and 2001 Census changed therefore it is not possible to make direct comparisons in every
category. It is not possible to compare the local authority information with information for the Fylde
Coast SHMA area as the latter is built up from wards and therefore relates to a different reference

area.
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3.11

3.12

3.13

Table 3.9 Migration 1990-1991

Blackpool Fylde Wyre North West
Moved within wards/postcode sectors 719 329 386 39,272
z/lecl\:si;mthm district (moved within and between wards/postcode 2,071 1,087 1,134 107,891
Inflow - Moved to District from within the NW 738 550 756 26,820
Inflow - Moved to District from other region 560 348 260 16,105
Inflow - Moved to District from outside Great Britain 120 95 64 4,699
Total Inflow 1,418 993 1,080 47,624
Source: Census, 1991
Table 3.10 Migration 2000-2001
Blackpool Fylde Wyre North West
Whole household lived at same address one year ago 54,270 28,018 39,887 2,454,663
Moved within the District 3,919 1,371 1,778 170,620
Inflow - Moved to District from elsewhere in England and Wales 1,776 1,251 1,379 18,879
Inflow - Moved to District from elsewhere in the UK 73 131 42 1,994
Inflow - Moved to District from outside the UK 93 107 88 5,039
Total Inflow 1,942 1,489 1,509 25,912
Outflow - Whole household moved from the area to within the UK 1,705 1,000 1,071 21,549
Partly moving households 3,806 1,489 2,126 161,592

Source: Census, 2001

The number of households moving within each District has increased across all Fylde Coast
authorities. There has also been increases in the total inflow from outside the District.
figures were provided for 1991 which prevent an analysis of new change.

Table 3.11 below shows the origin of those resident in 2001.

No outflow

It shows that Blackpool has

experienced the lowest percentage of households at the same address as one year ago - it is the
most transient of the Fylde Coast authorities and the North West (85% in Blackpool compared to
87% in the North West). The percentage of households that moved within the local authority area is
similar for Blackpool and the North West (around 6%). In Fylde and Wyre this percentage is smaller
(around 4%) indicating higher flows into and out of each authority.

Table 3.11 Migration 2000-2001: Percentage net inflow and net outflow

Blackpool Fylde Wyre North West
Whole household lived at same address one year ago 84.9% 86.6% 88.1% 87.3%
Moved within the District 6.1% 4.2% 3.9% 6.1%
Inflow - Moved to District from elsewhere in England and Wales 2.8% 3.9% 3.0% 0.7%
Inflow - Moved to District from elsewhere in the UK 0.1% 0.4% 0.1% 0.1%
Inflow - Moved to District from outside the UK 0.1% 0.3% 0.2% 0.2%
Partly moving households 6.0% 4.6% 4.7% 5.7%
Total 100.0% 100.0% 100.0% 100.0%

Source: Census, 2001 (Note: Percentages relate to households resident in 2001 and so excludes outflow)

Table 3.12 shows net migration by household type (taking into account inward and outward
movements). It shows that the largest inflow into Blackpool was of one person households
(excluding pensioners), whereas the largest inflow into both Fylde and Wyre was couples with or
without children (excluding pensioners) - Blackpool actually experienced a net loss of households in
this category. Fylde and Wyre experienced a significant net inflow of both single and couple
pensioners compared to a net loss in Blackpool.
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3.14

3.15

3.16

Table 3.12 Net Migration by Household Type, 2000-2001

Blackpool Fylde Wyre North West
One Person: Pensioner -22 34 37 149
One Person: Other 201 95 -105 1,349
Pensioner Couple 9 53 75 -28
Other Couple with/without children -25 246 352 1,857
Lone Parent with/without Children 80 42 54 633
Other -6 19 25 403

Source: Census, 2001

In migration from EU Accession countries is a particular concern for the sub-region. Statistics
released by the Department of Work and Pensions (DWP) on the allocation of National Insurance
Numbers (NINos) provides some information on this. NINos are required for employment/self-
employment purposes (i.e. for the administration of tax and national insurance contributions) and to
claim benefits and tax credits. The data covers all overseas nationals allocated a NINo, whatever
the reason for the allocation and whatever the length of stay in the UK.

The data does not show when overseas nationals subsequently depart the UK, nor length of stay in
the UK. The figures therefore give a measure of the inflow of overseas nationals (excluding those
who do not register for a NINo such as tourists), but not outflow or overall numbers. NINos are also
understood to be registered in the employers location (rather than place of residence) so they are
not a perfect measure of where the migrants live.

Table 3.13 Number of National Insurance nos. issued to non-UK nationals in 2006/7

All Poland India Nigeria Portugal Hungary
Blackpool 1,390 990 71% 60 4% 20 1% 30 2% 20 1%
Fylde 290 110 38% 10 3% 10 3% 30 10% 10 3%
Wyre 280 40 14% 130 46% 10 4% . . 10 4%
Fylde Coast SHMA 1,960 1,140 | 58% | 200 | 10% 40 2% 60 3% 40 2%
Preston 2,090 920 44% | 330 | 16% - 0% 20 1% 60 3%
Blackburn with Darwen 1,250 540 43% | 200 | 16% - 0% 10 1% 10 1%
Lancashire 7,070 3,130 | 44% | 600 8% 40 1% 60 1% 150 2%
Manchester 11,370 3,050 | 27% | 500 4% 470 4% 100 1% 60 1%
Liverpool 4,780 1,590 | 33% | 430 9% 100 5% 40 1% 40 1%
North West 51,550 | 20,190 | 39% | 3,100 | 6% | 1,410 | 3% 710 1% 640 1%

Source: Department of Work and Pensions

Table 3.13 above shows that of the three Fylde Coast authorities, Blackpool experienced the
greatest in-flow of migrants in 2006/7 - a total (1,390) accounting for 71% of all migrants into the
combined local authority areas and 3% of the North West. Poland is the single most significant
country of origin for migrants into Blackpool (71%), Fylde (38%) and the North West (39%). Poles
account for only 14% of migrants into Wyre, the largest share originate from India (46%). Major
urban centres of Preston, Manchester and Liverpool experienced greater inflow of migrants, but
Poles were less significant as a proportion of all migrants.
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3.17

3.18

Table 3.14 Number of National Insurance nos. issued to non-UK nationals in 2005/06

All Poland India Nigeria Portugal Hungary
Blackpool 1,380 870 63 80 6 0 0 0 0 10 0
Fylde 330 90 27 60 18 0 0 0 0 0 0
Wyre 340 30 9 130 38 0 0 0 0 0 0
Fylde Coast SHMA 1
Preston 1,460 490 34 240 16 10 1 10 1 30 2
Blackburn with Darwen 1,070 300 28 190 18 0 0 0 0 10 1
Lancashire 16,460 2,600 40 620 10 20 0 90 1 100 2
Manchester 10,810 2,490 23 480 4 400 4 130 1 40 0
Liverpool 4,450 1,470 32 410 9 140 3 20 0 30 1

Source: Department of Work and Pensions, Lancashire Profile

Table 3.15 Number of National Insurance nos. issued to non-UK nationals in 2004/05

All Poland India Nigeria Portugal Hungary
Blackpool 610 250 40 70 11 0 0 10 2 0 0
Fylde 210 30 14 10 5 0 0 0 0 0 0
Wyre 300 20 7 130 4 0 0 0 0 0 0
Fylde Coast SHMA 1,120 400 36 210 19 0 0 0 0 0 0
Preston 1,000 180 18 200 20 0 0 20 2 0 0
Blackburn with Darwen 700 70 10 200 29 0 0 0 0 0 0
Lancashire 3,930 810 21 490 12 20 0 120 3 20 0

Source: Lancashire Profile

Tables 3.14 and 3.15 show the origin of overseas migrants in 2005/06 and 2004/05. These tables
show a marked increased in the number of overseas migrants between 2004/05 and 2005/06 across
all areas. This is largely due to the increase in migrants from the EU accession counties - and
especially Poland™.

Table 3.16 Number of National Insurance nos. issued to non-UK nationals between 2004-
2007 as a percentage of working population

NINO registrations Working Population NINO registrations as percentage
2004-2007 2006 of working population
Blackpool 3,380 91,100 3.7%
Fylde 830 47,300 1.8%
Wyre 920 67,900 1.4%
Fylde Coast SHMA 5,130 206,300 2.5%
Preston 4,550 89,200 5%
Lancashire 17,460 763,600 2.3%

Source: Department of Work and Pensions, Lancashire Profile, Mid Year Population Projections by Age, 2006, ONS

Table 3.16 show the cumulative number of migrants between 2004-2007 as a percentage of the
It shows that overseas immigrants account for 3.7% of the working age
population in Blackpool, compared to 1.8% in Fylde and 1.4% in Wyre. The figure for Blackpool is
significant compared to the Lancashire average of 2.3% and Preston average of 5%.

working age population.

10 2004/05 data is sourced from Lancashire Profile and therefore data is not available for Manchester or Liverpool
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3.20

3.21

There has been much attention on the impact of migration on the workforce, housing and public
services. However, there is a general recognition that official statistics are inadequate and need to
be improved, especially at the local level. The robustness of estimates was recently called into
guestion when the DWP were forced to revise a statement on the level of migrants in the workforce.
However, the robustness of estimates below the national level are a serious concern. The ONS
plan to publish a national dataset later this year on short term migrants in response to growing
interest on migrant workers. However, it will not be possible to estimate local figures from this.

Recent research commissioned by the Local Government Association™ found that whilst public
bodies indicated pressure on services few had quantified the cost and better data was required to
understand and plan for the impact of migration. It highlighted the main issues for public services
as; churn in schools; child protection; language; housing; community cohesion; community safety
and health.

Household Composition and Projections

The following graph illustrates household composition. It shows that couples with/without children
account for the largest share across all areas, but one person households are particularly prevalent
in Blackpool (19%) compared to the North West (16%) and less prevalent in Wyre (11%).

Figure 3.4 Household Composition*?
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B One Person exc Pensioner & One Person Pensioner  Pensioner Couple  Couple with/without children = Lone Parent with/without Children ® Other

Source: Census, 2001

' Local Government Association and Institute for Community Cohesion: Estimating the Scale and Impacts of Migration at the Local Level

ZNote:

For clarification 6Lone parentd hous e-depdndestchildeh. eArdeperndent childis &personind s

wi t h

a household aged 0 to 15 (whether or not in a family) or a person aged 16 to 18 who is a full-time student in a family with parent(s). A éone per son exc

pensioner househol do6 i n edeupdeensd ennot dcehpi el nddraennt. o rii Ont orseholds that consistedhob hode tharoomepfamiilys e s

and/or comprise entirely of non-related students, pensioners or other people.
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3.23

3.24

Table 3.17 Household Composition 2001

CoreArl\:Iezrket Blackpool Fylde Wyre Fylgzﬁzast North West
One Person exc Pensioner 16% 19% 15% 11% 15% 16%
One Person Pensioner 18% 17% 18% 18% 18% 15%
Pensioner Couple 11% 9% 13% 13% 11% 8%
Couple with/without children 39% 36% 43% 44% 40% 44%
Lone Parent with/without Children 10% 12% 8% 9% 10% 11%
Other 5% 6% 4% 5% 5% 6%

Source: Census 2001

Table 3.18 Household Composition 1991

Core Market Fylde Coast
Area Blackpool Fylde Wyre SHMA North West
One Person exc Pensioner 12% 13% 11% 8% 11% 11%
One Person Pensioner 18% 18% 18% 18% 18% 16%
Pensioner Couple - - - - - -
Couple with/without children 66% 64% 68% 71% 67% 68%
Lone Parent with/without Children 3% 4% 3% 3% 3% 5%
Other - - - - - -

Source: Census 2001

Tables 3.17 and 3.18 show the household composition figures in 1991 and 2001. The proportion of
single people has increased in every area whereas the proportion of single pensioners has
remained quite static. There has also been a significant increase in the proportion of lone parents
across all areas.

The graph below shows household composition by tenure for the Fylde Coast SHMA. This shows
that the owner occupied sector is dominated by non-pensioner couples (45%). Council rented
property (which relates to Blackpool only) has a more equal split across household groups, with
almost one quarter comprising single pensioners and around one fifth comprising other single
households and pensioner couples. Other social rented property tends to be occupied by single
pensioners, couples and lone parents. Non pensioner single households account for the majority
(35%) of private rented or rent free households.

The high proportion of one person (non-pensioner) households in Blackpool is in part a reflection of
the housing stock and residential environment. The concentration of private rented stock, and in
particular HMOs, in the central area caters for small/single households on low incomes and is
unattractive and/or unsuitable for larger households.

13

Not e: For clarification O0Lone parentd househo-tledendent ehildem.sA t o

dependent child is a person in a household aged 0 to 15 (whether or not in a family) or a person aged 16 to 18 who is a full-time student

in a family with parent(s). A 6one person exc pensioner housdeperaéndchidréenncl udes no
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Figure 3.5 Household Composition by Tenure
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3.25 The maps below illustrate the concentration of one person households (excluding pensioners)

compared to one person pensioner households.

It shows that there is an inverse relationship

between the two in central Blackpool (where there is a high proportion of one person households
non-pensioner household but few single pensioners) and in central Wyre (where there is a high
proportion of single pensioner households but relatively few other single person households). The
southern part of Fylde (around Lytham St Anne&) is notable for high proportion of both types of
single person households. This is likely to be related to the housing stock available in these areas.

Figures 3.6A - 3.6A Geographical Distribution of Households by Composition

A: One person pensioner households

B: One person households (excluding pensioners)

FYLDE COAST SHMA

 Singhe Pensioner Househokds
2001 (Ward Level)

\ 6 > ;
- 7 )\ ! WWWDTZCOM
=L / - ~4410)161236 9595

[FYLDE COAST SHMA

% Single Non Pensiones Households.
2001 (Ward Level)

TEL: +44 (01161236 9595

Source: Census, 2001
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The table below shows that the average household size reduced across all areas between 1991 and
2001. The average household size in the Fylde Coast SHMA (2.21 people per household) is
considerably smaller than the average for the North West (2.35). This is skewed by the very small
average household size in Blackpool (2.15). Household size is decreasing due wider demographic
trends such as people delaying starting a family and family break up.

Figure 3.7 Average Household Size
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Source: 1991 and 2001 Census

The table below shows the household projections for Blackpool, Fylde and Wyre. The projections
are based on ONS 2004 sub-regional population projections from March 2007. The graph below
shows the projections indexed against 2004 levels.

These household projections are due to be revised by DCLG in early 2008 to reflect revised 2004
population projections issued by ONS in September 2007. The population projections were revised
to reflect an updated methodology that amends assumptions relating to migration. The revised
population projections resulted in slight increases the population for Blackpool and Wyre, but a slight
decrease in Fylde. This gives some indication of the likely outcome of the revised household
projections, however, it should be noted that this is not a direct relationship as converting population
into households takes other factors into account including population composition.

Both the population and household projections are trend based. They do not take into account the
impact of planned policy interventions or potential future changes (i.e. in migration or employment).
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Table 3.19 Household Projections 2004-2029 - No. households
2004 2006 2011 2016 2021 2026 2029
Blackpool 64 65 68 72 75 78 79
Fylde 34 35 38 41 43 46 47
Wyre 48 49 53 57 61 64 66
Flyde Coast SHMA 146 149 159 170 179 188 192
North West 2,895 2,946 3,080 3,220 3,348 3,455 3,507

Source: DCLG Sub-Regional Household Projections, Table F (2004 based) March 2007

Figure 3.8 Household Projections 2004-2029 - indexed at 2004
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3.30  The graph and table below provide a comparison of past household growth from Census and future
projections of household growth from CLG. It shows that household growth is expected to increase
dramatically over the next two decades. For example between 1981-1991 Blackpool experienced
an increase of 4% households and between 1991-2001 a 3% increase in households. Over the next
ten years (2006-2016) the rate of household growth is expected to rise to 11%.

Table 3.20 Comparison of Past and Future Household Growth

1981-1991 1991-2001 2006-2016 2016-2026
Blackpool 2457 4% 1968 3% 7000 11% 6000 8%
Fylde 1296 5% 2521 8% 6000 17% 5000 12%
Wyre 1454 4% 3302 8% 8000 16% 7000 12%
Fylde Coast SHMA 5207 4% 7791 6% 21000 14% 18000 11%
North West 91724 4% 137567 5% 274000 9% 235000 7%

Source: 1981, 1991, 2001 Census, Mid Year Population Estimates and CLG Sub-Regional Household Projections, Table F
(2004 based) March 2007
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Figure 3.9 Comparison of Past and Future Household Growth
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Economic Drivers of Demand

In 2005, 114,700 people were employed in the Fylde Coast Core Market Area. This represented
3.8% of employment in the region and Blackpool local authority area accounted for the highest
number of jobs (55,200) followed by Fylde.

Table 3.21 Numbers in Employment

Employment (2005) % of Region
Core Market Area 114,700 3.8%
Blackpool 55,200 1.9%
Fylde 37,400 1.3%
Wyre 33,100 1.1%
Fylde Coast SHMA 125,700 4.2%
North West 2,980,100 100%

Source: ABI 2005

The map below illustrates the geographical concentrations of employment occur in Central
Blackpool and the main towns of St Anne&, Poulton-le-Fylde, Garstang and Fleetwood. Outside this
there are also concentrations in more rural wards which correspond to major employers (notably
BAE in Warton) and industrial areas around the M55.
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Figure 3.10 Spatial distribution of jobs
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3.33 The graph below charts how total employment has changed since 1998. Actual employment
numbers employed in each area are provided in the table below. This shows that employment
levels have fluctuated, but the general trend is employment growth in the region and Wyre™*, but
reduction in employment in Blackpool and Fylde. Data for the Fylde Coast SHMA is only available
since 2003 (and is therefore indexed against this point). At 2005 there were 114,700 employed in

the Fylde Coast Core Market Area.

* The increase in employment recorded in Wyre was queried with ABI. ABI stated that the increase is caused by sample companies
reporting an increase in employment. The data is then apportioned across the remainder of the stock. There was no change in the

sampling technique used by ABI.
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Figure 3.11 Employment Change 1998-2005 (indexed at 1998)
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Table 3.22 Employment Change 1998-2005

Core Market Flyde Coast

Area Blackpool Fylde Wyre SHMA North West
1998 61,100 40,100 29,800 131,100 2,788,600
1999 60,400 41,500 28,200 130,100 2,841,000
2000 61,600 38,800 30,700 131,100 2,835,000
2001 61,400 40,200 29,000 130,600 2,894,700
2002 62,200 34,300 29,500 125,900 2,968,400
2003 117,400 55,900 39,200 33,700 128,800 2,973,100
2004 122,500 59,200 39,900 35,500 134,700 3,035,700
2005 114,700 55,200 37,400 33,100 125,653 2,980,100

Source: ABI, 2005

The following table and graph show employment provided by sector within the Fylde Coast. In the
Fylde Coast Core Market Area public administration, education and health are the most important
sectors in terms of overall employment (32.1%); followed by distribution hotels and restaurants
(28.2%) and manufacturing (14.6%). Manufacturing is particularly important in terms of Fylde
(29.3%). The Fylde Coast Core Market Area (12.6%), Blackpool and Wyre local authorities in
particular, are under-represented compared to the region in banking, finance and insurance (18.0%).

The distribution, hotels and restaurant sector is particularly important in Blackpool (32.8% compared
to 25.2% in the North West). This has major influence on the importance of the sector to the Core
Market Area overall. Tourism is a particularly important subset of this sector and accounts for
18.6% of all employment in Blackpool and 14.2% of employment in the Fylde Coast Core Market
Area - almost as important as manufacturing (which account for 14.6% of employment).
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Figure 3.12 Employment by Sector
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Table 3.23 Employment by Sector
Core Fylde
Market Coast North
Area Blackpool Fylde Wyre SHMA West
Manufacturing 14.6% 7.4% 29.3% 12.1% 15.1% 12.9%
Construction 4.8% 3.4% 4.9% 8.1% 5.1% 4.9%
Distribution, hotels & restaurants 28.2% 32.8% 22.2% 26.3% 28.0% 25.2%
Transport & communications 2.8% 3.2% 1.9% 3.6% 2.9% 5.8%
Banking, finance & insurance 12.6% 10.4% 16.9% 11.1% 12.5% 18.0%
Public admin, education & health 32.1% 37.1% 20.8% 34.2% 31.5% 28.5%
Other services 4.9% 5.7% 4.0% 4.7% 4.9% 4.7%
Source: ABI, 2005
Table 3.24 Employment in Tourism Sector
Core Fylde
Market Coast North
Area Blackpool Fylde Wyre SHMA West
Employment (2005) 114,730 55,200 37,400 33,100 125,700 2,980,100
Tourism employment 16,291 10,280 3,792 3,415 17,487 258,015
% employment in tourism 14.2% 18.6% 10.1% 10.3% 13.9% 8.7%

Source: ABI, 2005

The graph below shows employment change by sector. The figures for energy and water sectors
show particularly large percentage increases but these figures should be treated with caution as
they relate to small absolute numbers.
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Figure 3.13 Employment Growth by Sector 1998-2005 (2003-2005 for Fylde Coast Core Market Area)
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The graph below shows the location quotient (LQ) for the Fylde Coast Core Market Area compared
to the three Fylde Coast authorities and the North West. LQs identify the relative concentration of
each occupation type compared with the average for England. A score greater than one indicates a
relative concentration of employment a score less than one represents a relative under
representation of employment compared to the average for England.

The dark purple line shows the LQ for the North West is roughly at LQ1 for all sectors meaning the
regional economy is relatively balanced and not overly reliant on a particular sector. The Fylde
Coast Core Market Area (red line) LQ indicates slight over representation in manufacturing,
distribution hotels and restaurants and public administration. But the SHMA shows a much more
balanced profile than the individual authorities where particular skews are apparent - in Fylde in
terms of manufacturing and in Wyre in relation to agriculture and fisheries.
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Figure 3.14 Location Quotient (LQ) by Sector
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3.39  The figure below shows that the economic activity rate in Blackpool is particularly low at 74.6%
compared to Fylde and Wyre which are both above the regional average of 76.7%. The
unemployment rate is high in Blackpool (6.3%) compared to Wyre and the region (both at 5.4%) -
figures are not available for Fylde due to small sample size.

Figure 3.15 Working Age Population and Economic Activity™®
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5 Note: Unemployment Rate for Fylde not available since it is suppressed due to confidence interval sample. Latest available figure for Fylde is 3.9% (Oct

05-Sept 06) but this should also be treated with caution due to small sample size. During this period comparable figures for Blackpool and Wyre were
7.1% and 5.0% respectively).

Fylde Coast Strategic Housing Market Assessment Page 37



DTZ

3.40

341

3.42

The figure below shows Job Seekers Allowance (JSA) claimant count levels have generally followed
the regional trend dropping significantly between 1992 and 2004 then increasing slightly up to 2007.
The claimant count in Fylde and Wyre has remained below the North West average, the level in
Blackpool rose above North West levels in 2004. The overall claimant count for the Fylde Coast
SHMA stood at 2.3% in 2007 compared to 2.6% in the North West.

Figure 3.16 JSA Claimant Count, 1992-2007
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The table below shows economic activity by tenure for the Fylde Coast SHMA. It shows that the
highest levels of economic activity is amongst residents in the owner occupied sector (61.2%)
followed by private rented/rent free sector (45.9%). However, unemployment rates in the
private/rent free sector are four times higher than in the owner occupied sector. The economic
activity profile of residents in the social sector is generally the same regardless of whether the
property is Council or RSL - around 60% of residents in the social sector are economically inactive,
almost double the proportion in the owner occupied sector.

Across the local authorities the economic activity profile of owner occupiers is similar. There is
however, a marked difference in economic activity within the private rented/rent free sector - almost
10% of private rented households in Blackpool are unemployed compared to 7% in Wyre and only
4% in Fylde. This is further evidence of the different characteristics of this sector across the Fylde
Coast.
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Figure 3.17 Economic Activity in the Fylde Coast Core Market Area by Tenure
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The key difference is the low percentage

3.43  The following table shows occupational structure.
employed in professional occupations in Blackpool (6%) compared to Fylde (14%) and Wyre (10%).
This drags down the Fylde Coast SHMA average (9%) to below the North West average.

3.44  Table 3.25 shows the occupational structure for 1991. Using this and the data from 2001 it can be

seen that the proportion of people working in the top three occupation categories has increased
across every area. Within this grouping of the top three there was a decrease in the proportion of the

top category job (managers and senior officials).

Table 3.25 Occupational Structure, 2001

Core Fylde
Market Coast North

Area Blackpool | Fylde Wyre SHMA West
Managers and senior officials 15% 16% 17% 14% 15% 14%
Professional occupations 9% 6% 14% 10% 9% 10%
Associate professional and technical occupations 12% 11% 15% 12% 12% 13%
Top 3 Occupation Categories 36% 33% 46% 36% 36% 37%
Administrative and secretarial occupations 15% 15% 13% 16% 15% 13%
Skilled trades occupations 12% 12% 10% 14% 12% 12%
Personal service occupations 9% 9% 8% 8% 9% 8%
Sales and customer service occupations 8% 9% 7% 8% 8% 8%
Process; plant and machine operatives 8% 8% 6% 8% 8% 10%

Source: Census, 2001
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Table 3.26 Occupational Structure, 1991

Core Fylde
Market Coast North
Area Blackpool | Fylde Wyre SHMA West
Managers and senior officials 18% 18% 20% 18% 18% 15%
Professional occupations 6% 4% 11% 8% 7% 8%
Associate professional and technical occupations % % 9% 7% 7% 8%
Top 3 Occupation Categories 32% 28% 40% 33% 33% 31%
Administrative and secretarial occupations 18% 17% 19% 17% 17% 16%
Skilled trades occupations 13% 14% 11% 15% 14% 15%
Personal service occupations 11% 12% 9% 9% 10% 9%
Sales and customer service occupations 8% 8% 7% 8% 8% 7%
Process; plant and machine operatives 9% 10% 6% 9% 9% 12%

Source: Census, 1991

3.45 Gross Value Added (GVA) is generally regarded as the best measure of the sum of economic
activity within an area. It is an indicator of wealth creation, measuring the contribution to the
economy of each producer, industry or sector. ONS provides GVA figures down to NUTS 3 level
(i.e. Lancashire and Blackpool, but not Fylde and Wyre), this data provides the best estimate for the
Fylde Coast area as derivations of GVA to local authority level are not considered to be accurate.

3.46  GVA rose in Blackpool and Lancashire between 1995 and 2004 but at a lower rate than growth in
the North West and UK.

Figure 3.18 Gross Value Added 1995-2004
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Table 3.27 Gross value added (GVA) per head by NUTS3 area at current basic prices 1995 to 2004

%
1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 change

Blackpool 8,347 8,720 9,037 9,422 9,781 | 10,048 | 10,463 | 10,789 | 11,247 | 11,773 41%
Lancashire 9,711 | 10,093 | 10,413 | 10,840 | 11,294 | 11,738 | 12,346 | 12,850 | 13,444 | 14,137 46%
North West 9,829 | 10,325 | 10,853 | 11,438 | 11,934 | 12,353 | 12,958 | 13,542 | 14,230 | 14,994 53%
England 10,979 | 11,636 | 12,337 | 13,132 | 13,716 | 14,241 | 14,936 | 15,721 | 16,612 | 17,532 58%
Source: ONS
3.47  The Neighbourhood Renewal Units for the Department for Community and Local Government have

3.48

3.49

produced estimates of gross value added per head at the level of individual district authorities -
separate to the ONS figures provided above. These are based on earnings data of taxpayers
provided by the Inland Revenue and are not directly comparable with the ONS estimates. The
Lancashire County Council Profile site reproduces these figures but notes that care should also be
taken in the interpretation of the data as they are based in most cases on very small samples of
taxpayers and can be subject to some volatility year-to-year. The per head index calculation is
based on an England average that uses the median value and not the mean. The effect of this in the
case of Lancashire, which has a low share of higher rate taxpayers, is probably to slightly over-state
most Lancashire districts' GVA contribution relative to England. The district figures are provided
below for information, but the ONS NUTS3 statistics provided above considered by DTZ to be more
robust.

Subject to the above caveats, the table below shows that GVA in Blackpool is lower than the
adjacent districts, county and region at 76.6. Fylde has GVA of 105.5, which is significantly above
the regional average.

Table 3.28 Gross Value Added Per Head by District 2000/1-2001/2

2000-1 2001-2 2000-1 2001-2
Blackpool 8,680 11,930 66.3 76.6
Fylde 11,630 16,450 88.9 105.5
Wyre 10,200 13,210 77.9 84.8
Lancashire CC 11,490 13,860 87.9 88.9
North West 11,530 13,620 88.1 87.4
England 13,080 15,590 100 100

Source: Department for Source: Communities and Local Government/Neighbourhood Renewal Unit - derived from Inland
Revenue data (Note: Aggregate earnings of taxpayers divided by the number of people of working age (financial years))

The graph below shows the commuting distances. It shows that the percentage of people working
from home is similar across all areas but the percentage of commuters that travel shorter distances
(i.e. under 2km and 2-10km) is higher in Blackpool than in Fylde and Wyre. Across the Fylde Coast
SHMA commuters tend to travel shorter distances than the average for the North West - 28% travel
less than 2km compared to 22% in the North West overall.
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Figure 3.19 Commuter Distances
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Table 3.29 shows gross annual pay across the Fylde Coast authorities for people living in the area
(resident based) and people working in the area (workplace based). Average earnings in Blackpool
are the lowest of the Fylde Coast authorities and are below the North West average. Fylde has the
highest resident and workplace earnings. In Blackpool and Fylde resident based earning are less
than workplace earnings. The most significance difference between resident and workplace
earnings is experienced in Wyre, where residents earn around 17% more than those who work in
the authority.

Table 3.29 Gross Annual Pay

Resident Based Workplace Based
Blackpool £18,507 £19,128
Fylde £24,483 £26,845
Wyre £22,625 £19,357
North West £22,275 £22,222

Source: ASHE, 2006

3.51  Further analysis of incomes at a local (postcode) level is provided later in Section 5.
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Employment Projections

3.52  Future economic growth has a key influence on housing demand. The graph below shows
employment projections for each of the Fylde Coast authorities based on historic trends. This
indicates employment growth in Wyre at a faster rate than the North West and a continuing pattern
of decline in Blackpool and Fylde. However projecting past trends forward in this way, does not
necessarily provide a realistic picture of what is likely to happen in the future. This approach fails to
take into account policy intervention to address employment decline nor does it take into account the
limits to continued growth (for example in terms of economic capacity or workforce availability).

Figure 3.20 Employment Projections (ABI trend based)
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3.53  Alternative approaches to employment projections can provide a more realistic and positive outlook.
Indeed in the Blackpool Strategic Housing Study, DTZ iaddedd specific employm
projects on to (already more optimistic) Cambridge Econometrics forecasts. These show
employment growth in Blackpool rather than continued decline obtained by trend based ABI
projections (in graph above).

3.54  The Blackpool Strategic Housing Study (BSHS) examined the potential impact of this economic
growth on the demand for housing. Importantly, the estimations of economic change and housing
demand were underpinned by the assumption that a significant proportion of the new jobs created
would be taken by existing residents who are currently economically inactive. This assumption is
pivotal to achieving a step change in both economic profile and the balance of the housing market.

Fylde Coast Strategic Housing Market Assessment Page 43



DTZ

3.55

3.56

3.57

3.58

The existing economically inactive residents tend to occupy the lowest value, poor quality private
rented properties. The policy aspiration is to enable these residents to make the transition into
employment and as a consequence raise their aspirations and ability to afford better quality housing
in the owner occupied sector. This would reduce demand for lower quality private rented stock and
enable intervention in central area of Blackpool where these properties are concentrated. This in
turn will support the regeneration of the resort as the socio-economic deprivation and physical
deterioration these areas suffer from is tackled and the image of the central areas of Blackpool
improve. However, this would require significant support to economically inactive residents and
improvements in residential environment and offer to ensure that once in employment they remain in
Blackpool rather than move to more affluent/stable communities.

The report highlighted the serious potential implications of failing to support economically inactive
residents to take up the jobs created in economic growth. The result would be an increase in
commuting into the area and stagnation of the local housing market as economically inactive
residents remain at on the bottom rung of the housing ladder and perpetuate demand for lowest
quality, private rented stock, thus making it increasingly difficult and expensive for the public sector
to intervene.

Potential Future Economic Scenarios

The Blackpool Strategic Housing Study (BSHS) considered the likely future housing requirement in
view of major public sector intervention to boost the local economy. The study developed three
economic scenarios (baseline, intermediate and target) and related these to the housing market
considering the quantum of housing demand and the requirement for different housing products.
The key steps were:

A Creation of economic baseline and scenarios using information from Cambridge
Econometrics on projected economic growth trends overlaid with information from Blackpool
Council on the number and types of jobs proposed through key employment generating
projects

A Defining who will take up the jobs created through consideration of future population
projections, economic activity rates and commuting and migration patterns

A Estimating the quantitative and qualitative housing requirement in view of employment
projections and the likely result in terms of tenure preference, household size and quality

The table below shows the total number of jobs forecast under each scenario. The level of
employment generation forecast under each scenario gradually increases more projects are
included and as projects are included a greater scale. The most significant employment generating
projects are proposed the expansion at Blackpool Airport and the casino/conference centre. Despite
the announcement regarding the casino bid, Blackpool Council took the view that a similar level of
employment creation would be sought from an alternative source and the scale of change included
in the scenarios was still valid.
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Table 3.30 Employment forecasts

Employment change
2004 2020 Since 2004 Increase from Baseline
% Actual % Actual
Baseline 59,220 68,360 15% 9,140 - -
Intermediate 59,220 71,170 20% 11,950 5% 2,810
Target 59,220 74,730 26% 15,510 9% 6,370

The tables below show the number of households that may be required to support the economic
scenarios of the basis of our assumption - between 4,720 and 6,960. The key assumption that
underpins the analysis is that households that are currently economically inactive will enter the
workforce. As economically active households are more likely to be owner occupiers and household
size is likely to be larger, the total number of households required reduces as economic prospects
improve.

A fourth scenario is included in the table below which highlights the risk of failing to support shift in
local economic activity rates. In these circumstances jobs have to be taken by migrants and the
household requirement increases. Crucially, economic deprivation is not tackled and the stock of
poor quality housing remains. The overall imbalance in housing stock in the central area of
Blackpool will therefore continue to undermine economic regeneration and quality of life.

Table 3.31 Potential Housing Implications at 2020 by Scenario
Owner . . Increase
} Private Rented Social Rented Total
Occupied on 2005

2005 48,799 2% 12,596 19% 6,522 10% 67,916 | 100% -
Base 52,818 | 73% 13,184 | 18% 6,844 9% 72,846 | 100% 4,930
Intermediate 53,158 | 73% 12,937 | 18% 6,647 9% 72,742 | 100% 4,826
Target 53,499 | 74% 12,689 | 17% 6,449 9% 72,638 | 100% 4,722
Risk - Target with Migration 54,889 | 73% 13,250 | 18% 6,740 9% 74,879 | 100% 6,963
Not rounded

Table 3.32 Difference in Housing Requirement on 2005

Owner Occupied Private Rented Social Rented Total

Base 4,019 588 322 4,930
Intermediate 4,359 341 125 4,826
Target 4,700 93 -73 4,722
Risk - Target with Migration 6,090 654 218 6,963
Not rounded

Table 3.30 Difference in Housing Requirement on Base Scenario

Owner Occupied Private Rented Social Rented Total

Intermediate 341 -247 -197 -104
Target 681 -495 -395 -208
Target with Migration 2,071 66 -104 -2033
Not rounded

The analysis provided by BSHS is based upon robust baseline and assumptions however it is
important to acknowledge that the resulting changes in migration and demand for housing are based

on complex factors.
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Index of Multiple Deprivation

3.62  The following maps illustrate patterns of deprivation across the Fylde Coast authorities. The darker
the shading the more deprived the area.

A Overall level of deprivation
A Income deprivation
A Employment deprivation
A Barriers to housing and services
Figure 3.21 Overall IMD, 2007 Figure 3.22 Emponlment Deprivation, 2007
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Figure 3.23 Income Deprivation, 2007 Figure 3.24 Barriers to Housing and Services, 2007
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3.63  Overall Blackpool ranks in the 5% most deprived local authorities in the country (18th out of 356)
whereas Fylde (249" and Wyre (182") rank within the 50% least deprived. The figures above
illustrate that the central coastal areas of Blackpool and Fleetwood emerge as the most deprived
overall and in terms of income and employment and there also parts of Fylde that suffer from
employment deprivation in particular - despite central Blackpool being the focus of employment for
the Fylde Coast. The rural parts of Fylde and Wyre are the most deprived in relation to housing and
barriers to services due to distance to access facilities such as health care, primary school, shops
and post offices.
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Summary - Demand Assessment

Population Composition and Change

Total population of Fylde Coast Core Market Area is 290,600 - 90% of three local authorities. Peaked in
Blackpool in early/mid 1990s and has since declined whilst Fylde and Wyre experienced continual growth
in population (2006 10% higher than 1981). Overall for three authorities positive population change
compared to a slight loss across the region

Age structure - Fylde Coast SHMA is skewed towards the older age groups compared to the NW
average. 10% of the population in the Fylde Coast SHMA is aged 75 years or above compared (7%
NW). Only 27% are under 24 years old (NW 31%). Blackpool has the youngest population. Fylde is the
most skewed with the lowest percentages of population aged 0-14 and 15-24 and the largest percentage
aged over 75 years old

Population growth - overall growth since 1981 in older age groups (75 years+); Fylde and Wyre both
+40% NW +30%, but reduction of -6% in Blackpool for 75+ and -29% for 65-64 age group. Fylde and
Wyre experienced almost double the average regional rate of growth in the 25-44 year old and 45-64 year
old age groups, whereas Blackpool lost population in the 46-64 year old age group. Implications for
economic prosperity due to working age

Household Movements and Migration

Migration trends - all three authorities experience a much larger percentage of moves into the area from
outside the local authority than average for the North West (Blackpool 2.7%, Fylde 3.7% and Wyre 3.0%
A 0.7% in North West). Bl ackpool dmallest gerfcemtagd of ¢
household living in the same address as one year ago

Migration by household - largest inflow into Blackpool was of one person households (excluding
pensioners). Fylde and Wyre was couple with or without children (excluding pensioners) - Blackpool
actually experienced a net loss in this category. Fylde and Wyre experienced a significant net inflow of
both single and couple pensioners compared to a net loss in Blackpool

Source of migration - Blackpool experienced greatest in-flow of migrants 1,390 - accounting for 71% of
all migrants into the three authorities. Almost three quarters of non UK migrants into Blackpool and half
into the authorities combined were Polish

Household Composition and Projections

Household composition - couples with/without children account for the largest share across all areas,
but one person households are particularly prevalent in Blackpool (19% v. NW 16%) and less prevalent in
Wyre (11%)

By tenure - across Fylde Coast SHMA owner occupied sector is dominated by non-pensioner couples
(45%). Council rented property has a more equal split across household groups. Other social rented
property tend to be occupied by single pensioners, couples and lone parents. Non pensioner single
households account for the largest share (35%) of private rented or rent free households

By location - in terms of spatial distribution Blackpool shows high proportion of one person households
non-pensioner household but few single pensioners whilst central Wyre has high proportion of single
pensioner households but relatively few other single person households. The southern part of the SHMA
(around Lytham St Anne) is notable for high proportion of both types of single person household
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A Household size - Household size has decreased across the Fylde Coast in line with wider regional and
national trends, but the average size in Fylde Coast SHMA (2.21 people per household) is considerably
smaller than the average for the North West (2.35) influenced by small size in Blackpool (2.15)

Economic Drivers of Demand

A Employment - in 2005 114,700 people employed in the Fylde Coast Core Market Area. Blackpool
accounted 44% of employment. Geographical concentrations of employment occur in Central Blackpool;
in Central, Clifton, Warton and Westby and Singlton and Greenhalgh wards in Fylde; and in Pharos in
Wyre. Employment levels have fluctuated, but the general trend is employment growth in the region and
Wyre, but reduction in employment in Blackpool and Fylde

A Employment structure - in Fylde Coast Core Market Area public administration, education and health
are the most important sectors in terms of overall employment (32.1%); distribution hotels and restaurants
(28.2%) and manufacturing (14.6%). Manufacturing particularly important in Fylde (29.3%). The Core
Area (12.6%), Blackpool and Wyre local authorities in particular, are under-represented compared to the
region (18.0%) in banking, finance and insurance. The distribution, hotels and restaurant sector is
particularly important in Blackpool (32.8% compared to 25.2% in the North West) and thus the SHMA.
Tourism is a particularly important subset of this is sector and accounts for 18.6% of all employment in
Blackpool and 14.2% of employment in the Fylde Coast SHMA - almost as important as manufacturing
(which accounts for 15% of employment)

A Economic activity - in Blackpool is particularly low, below regional average, whilst Fylde and Wyre are
above. The unemployment rate is also above the regional average in Blackpool

A Productivity - in Blackpool and Lancashire (lowest level at which GVA is measured) has increased
between 1995 and 2004, but at a lower rate than in the North and West and the UK

A Occupational structure - the key difference to the regional pattern is the low percentage of professional
occupations in Blackpool (6%) compared to Fylde (14%) and Wyre (10%) this drags down the Fylde
Coast SHMA average (9%) to below the North West average

A Commuting distances - commuters that travel shorter distances (i.e. under 2km and 2-10km) is higher in
Blackpool than in Fylde and Wyre. Across the Fylde Coast SHMA commuters tend to travel shorter
distances than the average for the North West

A Average earnings - earnings in Blackpool are the lowest of the Fylde Coast authorities and are below the
North West average. In Blackpool and Fylde resident based earning are less than workplace earnings. In
Wyre, residents earn around 17% more than those who work in the authority

A Deprivation - the central and coastal areas of Blackpool and Fleetwood are the most deprived in the
Fylde Coast suffering particularly in terms of income and employment related deprivation. Although less
deprived overall, the rural parts of Fylde and Wyre that fall outside the SHMA suffer from poor access to
services which affects quality of life in these rural communities
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4.1

4.2

4.3

Supply Assessment

This section analyses the underlying components of housing supply by examining scale and
structure of the housing stock and supply trends.

Scale and Structure of Housing Stock

There were 135,300 dwellings the Fylde Coast Core Market Area in 2001, this accounted for 91% of
dwellings in the three local authorities and 5% of all dwellings in the region. From 1991 this was an
increase of 6% (7,301) in the Core Market Area, 3% (2,071) in Blackpool, 10% (3,106) in Fylde and
10% (4,205) in Wyre.

Updated figures (only available at local authority level) show that between 2001 and 2006 the total
stock increased by around 2% (+ 1,229) in Blackpool, around 4% in Fylde (+1,270) and 4% in Wyre
(+1,687).

Table 4.1 Total Number of Dwellings

1991 2001 2006
Core Market Area 128,006 135,307 NA
Blackpool 64,957 67,028 68,257
Fylde 30,986 34,092 35,362
Wyre 42,619 46,824 48,511
Flyde Coast SHMA 138,562 147,944 152,130
North West 2,792,203 2,945,052 NA

Source: Census, 1991/2001 and HSSA 2006

4.4 The maps below illustrates dwelling density and population density per hectare at ward level. The
maps show the same pattern with the highest densities of housing and population along the coast
and particularly in central Blackpool.

Figure 4.1A - 4.1B Dwelling and Population Density
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4.5 Figure 4.3 and Table 4.1 below illustrate the profile of housing stock by type. They show that across
the Fylde Coast Core Market Area detached property accounts for 17% of stock, semi detached for
38%, terraces for 25% and flats/maisonettes for 19%. Compared to the North West average this is
an over representation of flats/maisonettes (+6 percentage points) but fewer terraced properties (-6
percentage points). Whilst Fylde and Wyre enjoy above average detached properties, Blackpool is
below half of the regional average.

Figure 4.2 Dwelling Type Profile

50.0%

45.0%
40.0%
35.0% +—
e 30.0% |
8
® 25.0% 4
2
[
o 20.0% +—
15.0% 1+
10.0% Pl I B
5001 @ & BN I 11— | 11—
0.0% A - I o -
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B Detached 16.7% 8.4% 27.4% 27.5% 18.8% 18.0%
Semi-Detached 38.9% 38.3% 33.7% 43.0% 38.7% 37.4%
Terraced 25.0% 31.0% 17.7% 18.2% 23.9% 31.3%
Flat/Maisonette 18.5% 21.6% 19.3% 9.7% 17.3% 12.8%
Shared 0.4% 0.5% 0.2% 0.2% 0.3% 0.2%
m Other 0.6% 0.3% 1.7% 1.5% 1.0% 0.3%

Source: ONS 2001 Census

Table 4.2 Dwelling Type Profile - Total Numbers

Detached Semi-Detached Terraced .Flat/ Shared Other
Maisonette
Core Market Area 21,560 50,284 32,320 23,891 461 804
Blackpool 5,352 24,467 19,834 13,807 316 167
Fylde 8,869 10,913 5,726 6,245 73 543
Wyre 12,442 19,457 8,226 4,382 91 693
Fylde Coast SHMA 26,663 54,837 33,786 24,434 480 1,403
North West 506,324 1,052,959 880,421 360,506 5,472 7,107
Source: Census 2001
4.6 There are notable differences across the Fylde Coast - Fylde and Wyre have higher than average

levels of detached properties (at around 27%). Blackpool and Fylde have large proportions of
flats/maisonettes (at around 19%). Whereas in Wyre flats represent a smaller percentage of stock
(10%), semi-detached properties are more prevalent.
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4.7 These figures however, disguise the differences in the character of dwellings type across the area -
and in particular the marked difference in the quality and nature of flats in Blackpool and Fylde.
Both local authority areas have similar proportions of flats (19%) and indeed the proportion of flats
that are in converted buildings rather than in purpose build blocks, is similar at approximately 35% of
all flats/maisonettes in both areas. However, the quality of flats in Fylde is generally regarded to be
good, whereas converted flats in Blackpool tend to be in former guesthouses/hotels. Due to the size
of these properties and the nature of the area, many conversions are classified as Homes in Multiple
Occupation (HMOs) and are often poorly converted, inadequately maintained and suffer from socio-
economic problems associated with poor management and problem tenants. By contrast the flatted
market in Fylde is more likely to be owner occupied and tends to cater for the retirement market.

4.8 The 60Otherdéd dwelling category irynand mobile sructurast dhisans an
category is more significant in Fylde (1.7%) and Wyre (1.5%) than the North West (0.3%).
Residential caravan homes are a significant feature of the dwelling stock in these authorities.
However, there is also evidence that holiday caravan sites are also being used as permanent
residences - against planning legislation and caravan site licensing. Further work is required to
assess the scale of this issue and the impact on local communities and services.

Change by Dwelling Type

4.9 Tables 4.3-4.5 below show the change in the number of different property types between 1991 and
2001. These figures should be treated with some caution as under reporting in the Census may
affect the total figures™.

4.10 The most significant increases in absolute terms in Fylde and Wyre relate to detached properties
whereas in Blackpool the percentage increase in detached properties was the largest of all types
(24%) but due to small base number absolute increase was less significant. The percentage
increase in detached stock was, however, below the regional average in all areas.

411  Flats also showed significant percentage increases, the highest being in Wyre 23% (823) followed
by Blackpool at 17% (1,995) and Fylde at 13% (729). Semi-detached properties had less of a
percentage increase of 11% (2,359) in Blackpool, 9% (857) in Fylde and 7% (1,264) in Wyre. More
recent figures on completions is provided later in this section, which demonstrate the dominance of
flats in recent completions.

Table 4.3 Change in Detached Properties 1991 - 2001

1991 2001 Absolute change % Change
Core Market Area 18,285 21,560 3,275 18%
Blackpool 4,321 5,352 1,031 24%
Fylde 7,604 8,869 1,265 17%
Wyre 10,495 12,442 1,947 19%
Fylde Coast SHMA 22,420 26,663 4,243 19%
North West 388,047 506,324 118,277 30%

Source: Census 1991/2001

'8 For example the figures show decrease of 777 terraced properties in Blackpool
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Table 4.4 Change in Semi-Detached Properties 1991 - 2001

1991 2001 Absolute change % Change
Core Market Area 46,204 50,284 4,080 9%
Blackpool 22,108 24,467 2,359 11%
Fylde 10,056 10,913 857 9%
Wyre 18,193 19,457 1,264 7%
Fylde Coast SHMA 50,357 54,837 4,480 9%
North West 939,783 1,052,959 113,176 12%
Source: Census 1991/2001
Table 4.5 Change in Terraced Properties 1991 - 2001
1991 2001 Absolute change % Change
Core Market Area 32,658 32,320 -338 -1%
Blackpool 20,611 19,834 =777 -4%
Fylde 5,286 5,726 440 8%
Wyre 8,198 8,226 28 0%
Fylde Coast SHMA 34,095 33,786 -309 -1%
North West 942,769 880,421 -62,348 -7%
Source: Census 1991/2001
Table 4.6 Change in Flat Properties 1991 - 2001
1991 2001 Absolute change % Change
Core Market Area 20,550 23,891 3,341 16%
Blackpool 11,812 13,807 1,995 17%
Fylde 5,516 6,245 729 13%
Wyre 3,559 4,382 823 23%
Fylde Coast SHMA 20,887 24,434 3,547 17%
North West 362,333 360,506 -1,827 -1%

Source: Census 1991/2001

412  The table below shows that compared to the North West average the size of dwellings is skewed
towards smaller end of the spectrum. This is mainly due to the influence of the Blackpool local
authority stock where the percentage of 1-2 room dwellings is twice the regional average. By
contrast Fylde and Wyre have more dwellings with 7+ rooms than average for the region.

Table 4.7 Size of Dwellings, 2001

1-2 Rooms 3-4 Rooms 5-6 Rooms 7+ Rooms
Core Market Area 3.5% 29.0% 49.3% 18.1%
Blackpool 4.7% 30.3% 50.4% 14.6%
Fylde 2.8% 28.0% 43.2% 26.1%
Wyre 1.8% 26.0% 51.5% 20.7%
North West 2.3% 26.9% 52.1% 18.7%
Source: Census 2001
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Table 4.8 Size of Dwellings, 1991

1-2 Rooms 3-4 Rooms 5-6 Rooms 7+ Rooms
Core Market Area 6.6% 28.5% 51.1% 13.7%
Blackpool 9.0% 28.8% 50.8% 11.4%
Fylde 5.0% 27.0% 47.5% 20.4%
Wyre 3.0% 28.1% 54.2% 14.7%
North West 4.2% 27.9% 53.9% 14.0%

Source: Census 1991

Table 4.7 and 4.8 above show the size of dwellings according to the number of rooms. Between
1991 and 2001 1-2 room dwellings have proportionately reduced in each area. This is also the case
in dwellings of 5-6 rooms. The largest percentage increases are in dwellings with 7+ rooms.
Dwellings with 3-4 rooms have increased in Blackpool and Fylde but decreased in Wyre.

Fylde and Wyre local authorities have higher proportions of properties in the more affluent Council
Tax bands than the region and in particular Blackpool. The proportion of Band A properties is
around half the regional average. The proportion in Bands D to | is half the regional average (21%)
in Blackpool (11%) and twice the regional average in Fylde (42%).

Figure 4.3 Council Tax Banding
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Source: ONS 2006

The following graph and table show household tenure across the Core Market Area. Over three
quarters of all households in the Core Market Area are owner occupied, the percentage is higher in
Fylde (80%) and Wyre (83%) local authority areas and slightly lower for Blackpool (76%), however
all are above the North West average of 69%.
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The Fylde Coast Core Market Area has a small stock of social rented property (Council rented and
other social rented) - at only 9% this is less than half the North West average of 21%. Private rented
stock account for 14% of all stock in the Core Market Area compared to only 9% across the region.
This is associated with the dominance of this tenure in Blackpool and parts of Fylde - the level of
private rented accommodation in Wyre is below the regional average.

Figure 4.4 Household Tenure Profile
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Core Market Area Blackpool Fylde Wyre Fylde Coast SHMA North West
B Owner Occupied 76% 71% 80% 83% 7% 69%
Council Rented 4% 8% 0% 0% 3% 14%
Social Rented 5% 2% 7% 7% 5% 7%
Private Rented 14% 18% 12% 8% 13% 9%
Lives Rent Free 2% 2% 2% 2% 2% 2%

Source: Adapted from Census, 2001 (Note: Households reported as Council re-categorised as Social Rented)

Table 4.9 shows the stock numbers for 1991 compared to 2001 from the Census. The most
significant change is the increase in private rented stock in Blackpool which rose by 3,180 (39%),
compared to much smaller increases in private rented stock in Fylde and Wyre and an overall
increase in the volume of stock of 4% in Blackpool.

Table 4.9 Household Tenure Profile - Total Numbers, 1991

Owner Occupied Council Rented Private Rented Other Rented*
Core Market Area 97,029 10,708 13,554 811
Blackpool 46,705 6,296 8,107 410
Fylde 23,918 2,027 3,421 200
Wyre 35,513 3,097 2,946 218
Fylde Coast SHMA 106,136 11,420 14,474 828
North West 1,813,717 551,931 197,864 97,690

Source: Census, 1991 (* includes renting from an employer or a household member, relative or friend of a household
member, or living rent free)
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Table 4.10 Household Tenure Profile - Total Numbers, 2001

Owner Occupied Council Rented Social Rented Private Rented | Other Rented*
Core Market Area 98,416 4,952 5,978 17,925 2,049
Blackpool 45,394 4,954 1,228 11,287 1,080
Fylde 25,750 0 2,266 3,851 526
Wyre 37,634 0 3,172 3,750 724
Fylde Coast SHMA 108,778 4,954 6,666 18,888 2,330
North West 1,948,010 381,666 182,907 240,037 60,169

Source: Census, 2001 (Note: Households reported as Council re-categorised as Social Rented) (* includes renting from an
employer or a household member, relative or friend of a household member, or living rent free)

It is possible to update the tenure profile to 2006 at local authority level (although this does not
differentiate between owner occupied and private rented stock). The table below shows the shift
from Council to RSL stock change in stock in Fylde and Wyre and a slight increase in total social
stock. However, there is negligible impact upon the percentage tenure profile.

Table 4.11 Household Tenure Profile - Total Numbers, 2006

Owner Occupied/ Private Rented Council Rented Social Rented
Blackpool 60,992 5,411 1,717
Fylde 32,866 0 2,326
Wyre 44,831 0 3,618
Fylde Coast SHMA 138,689 5,411 7,661

Source: HSSA, 2006

The maps below show the geographical concentration of each tenure. This shows in general there
is an inverse relationship between the percentages of private rented property and the percentage of
owner occupation. There are high percentages of private renting in central Blackpool, Pharos ward
in Wyre and in Ashton, Central and Fairhaven wards in Fylde. Private renting is also notable wards
to the east of Wyre local authority area, outside the Core Market Area. Due to stock transfer the
majority of Council rented stock in the Core Market Area is within Blackpool.

Figures 4.5A - 45D Geographical Distribution of Households by Tenure

A: Private Rented

B: Owner Occupied
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