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Executive Summary
Introduction and Approach

The NewHeartlands Housing Market Renewal Initiative (HMRI) has supported the regeneration of an area that has experienced chronic population loss and a declining housing market over an extended period of time. The recent downturn in the UK economy and specifically the housing market has been accompanied by a longer-term process of demographic change and restructuring of social norms.  This has resulted in significant impacts on household formation and composition. Consequently, to ensure the future programme of investment is appropriate, NewHeartlands commissioned qualitative research into the Aspirations of Emerging Households. 

The main aims of the research are to:

· Develop an understanding of how emerging households are being affected by changes in the local economy and the restriction in securing mortgage finance as a result of the ‘credit crunch’;

· Identify how individuals’ housing aspirations are changing in respect of housing type and tenure, as a result of financial and economic change; and

· Link changes in aspirations to the evolving housing market renewal strategy. 

Methodology
The research was not driven by a prescribed definition of emerging households.  The methodology therefore initially involved a data and literature review supported by stakeholder consultation. The evidence obtained enabled the identification of seven groups of emerging households with disparate housing needs – young people, concealed households, older people, people with disabilities, people from BME communities, economic migrants and single fathers affected by relationship breakdown. The identification of these groups resulted in the delivery of a tailored consultation programme to identify their housing aspirations. This included:

· Dedicated focus groups at a range of venues including social housing communal areas, day care centres, student unions and community centres; 
· One-to-one and group discussions at existing meetings such as ‘Families Need Fathers’ and NHS Support Groups; and 
· Telephone consultation, e-questionnaires and case study development.  
The consultation findings were analysed to develop a series of conclusions relating to the aspirations of emerging households and the implications of this for NewHeartlands HMRI. 

Aspirations of Emerging Households
The aspirations of emerging households are summarised below.
Young people

Young people are, for the purposes of this study, defined as students, non-students and young professionals aged between 16 and 30. For all young people, economic opportunity is a critical factor in their choice of residential location.  Other factors include proximity to family (non-students) and friends (students and young professionals). Perceptions of crime and anti-social behaviour are the main reason for not wishing to live in specific locations, which often include neighbourhoods within the HMRI area, regardless of the quality and affordability of housing available.  
Young professionals show a preference for privately rented accommodation compared to owner-occupation in an affordable yet undesirable area. For all young people, aspirations are limited to the short-term as a consequence of uncertainty about future employment and income. All aspire to owner occupation in the longer term, although the realism of this aspiration was a consistent question raised by consultees. In the interim, the private rental sector is the preferred option. Non-students indicate a strong demand for semi-detached, terraced or detached houses, preferably with parking and an enclosed garden. Approximately half of the students and young professionals consulted with have such a preference, with the remainder aspiring to live in a city centre apartment. There was limited awareness of home ownership products although non-students demonstrate the greatest interest in this option. 

Concealed Households

The majority of concealed households are living with family members. They face multiple barriers to emerging as an independent household, primarily related to lack of finance, closely linked to the availability of affordable and suitable accommodation. Deposit loan schemes are considered the most appropriate product to overcome these financial barriers. Concealed households consider their choice of location to be constrained by factors of affordability but proximity to family and friends, particularly for support with childcare, is very important, as is proximity to schools, public transport and secure play areas. 
The majority of concealed households wish to remain living in the HMRI area, providing security issues are addressed and sufficient economic opportunities are developed. Social housing is broadly considered to be the most realistic and attractive option due to its affordability. However, most concealed households have experienced difficulties accessing social housing due to non-priority status or the offer of inappropriate properties, particularly for those with children. There is still an unmet demand for social housing amongst this group. In relation to the physical aspects of properties.  This is largely determined by childcare requirements and includes the availability of separate bathrooms and kitchens, access to a garden or open space, and preferably a house rather than a flat. 

Economic Migrants

The economic migrants consulted with occupy a range of housing tenures, primarily within the private rented sector. However, most intend to stay in the UK in the longer-term.  For this group, home ownership is largely considered as an investment opportunity, especially for those who intend to return to their country of origin in the future. Aspirations for housing type include both houses and flats, provided that they are of an appropriate size and standard. Access to high quality green space is also an important decision-making factor.  Anecdotal evidence suggests that short-term and/or low-skilled economic migrants are more likely to occupy private rented accommodation in the NewHeartlands area compared to longer-term migrants.  A location considered to be safe and clean, with good local services, and proximity to a park or open space is preferable for this group. 

BME Households

BME households indicate a locational preference based on family ties, local community facilities and established support organisations. Many have strong local ties and wish to remain in the Toxteth area, despite perceived problems such as anti-social behaviour, boarded up shops and a lack of local services. Concerns about local clearance activity are linked to a preference for large, older properties rather than smaller new build properties. This preference for larger houses relates to being able to accommodate guests, extended family and multiple households. 
Despite aspirations for home ownership, Birmingham B2 5TJ, UK this is considered this to be unrealistic due to affordability problems, primarily related to worklessness.  Similarly, deposits are a key barrier to accessing the private rented sector, in addition to a lack of suitable referees. There is also difficulty in accessing support to obtain housing, primarily amongst the Somali community. Social rented properties are a desirable option due to their quality and affordability compared to private sector rented housing. 

People with Physical and Mental Disabilities

Accessibility is the most important consideration for this group and new build properties, particularly bungalows and ground floor flats, are preferred.  A perception exists that there is a lack of appropriate social and private rented housing for this group in Liverpool. Therefore, many consider the Pathfinder as an attractive area in which to relocate, due to the availability of new build and accessible properties.  Housing in close proximity to shops and services, recreation facilities, public transport and family and friends is important to this group.
Perceptions of anti-social behaviour and crime impact upon the attractiveness of HMRI areas for this group. Further modifications to support accessibility include an open plan living area, storage for wheelchairs, additional facilities such as appropriately designed bathrooms and kitchens, extra rooms for carers to stay overnight, and car parking. Most aspired to home ownership as it allowed freedom to make modifications, which private landlords are often unwilling to provide. Finance is the major barrier to home ownership and there is a lack of awareness of products such as rent to buy or equity products amongst this group.   

Older People

For older people, satisfaction and aspiration to live in a locality is affected by perceived prevalence of antisocial behaviour, cleanliness, proximity to shops, access to public transport and issues related to the urban environment. The most common reason to move in the near future relates to changing care needs and a preference for supported accommodation. Those affected by clearance and re-housing are satisfied with their new supported housing, because of both the quality of the housing and the fact that the sense of community was retained. While the majority of owner occupiers wish to continue to remain in their own property, demand exists for social housing to provide a greater level of care and support. Bungalows or flats within a supported housing development managed by an RSL are therefore attractive to this group. However, there is a perception that the supply of bungalows is not sufficient to meet demand. Those with more intensive care needs preferred catered accommodation with a shared living area, which reduces feelings of isolation and meets these needs.  

Single Fathers

Single fathers have distinct housing needs and for many, private rented housing is the most common tenure due to the lack of availability of appropriate housing to support their custody arrangements. The cost of separation or divorce also limits their ability to purchase a property.  A number are classified as homeless or a concealed household, with housing aspirations linked to a desire to live in close proximity to their children and to obtain housing suitable to satisfy custody requirements. Tenure aspirations are also linked to the tenure prior to relationship breakdown, with those who were previously owner occupiers also aspiring to own their homes in the future.  

Home ownership products are considered to be an opportunity for this group to acquire a house that is sufficient to accommodate their children and meet custody requirements.  However, knowledge of these products is limited. Preferred housing types include properties with more than one bedroom, or to the ability to partition the bedroom to provide separate space for children when visiting.   Concerns relate to the quality of affordable housing, including a lack of double glazing, sufficient insulation or adequate heating systems to enable them to care for a child properly. This was of primary importance as these factors could be critical determinants in custody and visit decisions.

Implications for NewHeartlands

The findings from this study have a number of implications for NewHeartlands. These include:
· A significant number of individuals classified as emerging households currently live in private-rented sector accommodation. Though certain groups, particularly young professionals and students, are satisfied with this arrangement, for many it is an inevitable outcome of a limited supply of social housing and the inability to pursue home ownership. In addition, for some groups private or social rented accommodation solutions are the preferred choice due to the perceived poor quality of private housing available within the area they wished to reside.  This suggests a demand for social housing in the pathfinder areas. 

· Future housing aspiration, particularly in terms of location, is driven by the quality of the physical environment and the perceived levels of crime and anti-social behaviour considered to affect particular areas. Amongst emerging households currently renting accommodation but with aspirations for owner occupation, there is a preference to rent in an area of perceived higher quality rather than buy in an area where it is perceived that these problems exist. NewHeartlands should not only progress its place making activities, but to raise awareness of the positive outcomes of this work.  This will address the current perception that particular neighbourhoods within the Pathfinder are affected by these problems and are therefore not aspirational residential locations.  

· There is significant awareness of ‘regeneration activity’ related to housing within the sub-region.  However, there is a significant lack of awareness of ‘NewHeartlands’ as a specific brand. The impact of this is a limited understanding of the wider social objectives of the programme combined with a concern that its activities (for example clearance) will result in the breakdown of existing pro-social relationships.  

· Although size and quality are the overriding considerations in future housing choice, certain groups have more specific needs. For example, those with physical disabilities highlight the lack of accessible properties across all areas covered by the HMRI programme.  Demand for suitable properties such as bungalows is high amongst older people who may be prioritised in their allocation. There is a need to consider alternative and innovative mechanisms to provide flexible solutions to more specific housing needs and meet this source of demand.  

· NewHeartlands should review its approach to the density of development and consider the feasibility of providing a broader range of properties to meet the needs of emerging households. The financial feasibility of this proposal must be considered as it has implications in terms of land values and capital receipts. However, there is evidence of a greater demand for lower density forms of development such as houses and bungalows, compared to new build apartments.

· There is significant interest in the range of flexible home ownership products available amongst certain groups of emerging households. This includes young people currently living in RSL accommodation and single fathers. However, there is a considerable lack of understanding and awareness of the process by which individuals can apply for this type of product, or indeed how they work in practice. In addition, despite recognising their benefits, some felt that the cost implications of these products were still a key barrier.  However, most agreed that rent-to-buy schemes were likely to be the most attractive and viable option.

· It is fundamental that adequate support services are developed, or where already available, further enhanced, to facilitate access to housing advice.  This will result in improved ability to make informed tenure choices. This support must be delivered via approaches that meet the needs of specific groups and ideally through existing organisations. 

· Proximity to public transport routes to enable access to employment and education opportunities, leisure and recreation activities and other amenities such as doctors and/or hospitals is an important factor for all groups. In addition, as most aspire to car ownership or already have access to this, the provision of sufficient parking is deemed to be important. 

· NewHeartlands should ensure that in its master planning exercises sufficient attention is paid to the amenity needs of emerging households. This will require ongoing consultation that extends outside the boundaries of the HMRI area, prior to each phase of design, build and refurbishment. 

1. Introduction and Methodology
NewHeartlands commissioned WME to undertake a qualitative research study into the needs and aspirations of emerging households in the HMRI area.  This report details the findings of the research and its future implications for the programme.

1.1 Introduction, aims and objectives
NewHeartlands commissioned WME to conduct qualitative research into the Aspirations of Emerging Households in the NewHeartlands Housing Market Renewal Pathfinder area.   Specifically, the aims and objectives of the assignment are to:

· Develop an understanding of how emerging households are being affected by changes in the local economy and the restriction in securing mortgage finance as a result of the credit crunch;

· Identify how individuals’ housing aspirations are changing in respect of housing type and tenure, as a result of financial and economic change; and

· To link changes in aspirations to the evolving housing market renewal strategy. 

1.2 Methodology 

WME’s methodology for this commission is illustrated in Figure 1.1, below.

Figure 1.1:  Methodology


This Options Paper incorporates the outcomes from Stages 1-4 of the methodology.  This has included:

· Project Initiation Meeting – this meeting was attended by the NewHeartlands and WME Project Managers and resulted in the development of a Project Initiation Document (PID) outlining the parameters for the commission.

· Review of Existing Evidence – this involved a review of key strategic, policy and research documents, in addition to available statistical data, to develop a robust evidence base to define emerging households. This is included in Section 2 of this report.
· Stakeholder Consultation – WME completed a range of stakeholder interviews with key organisations including RSLs and Liverpool City Council, Wirral MBC and Sefton MBC.  The views of stakeholders interviewed were used to inform the development of consultation options and are also incorporated within Chapter 3 of this report.  . 

· Options Paper and Selection Process – WME used the evidence available to identify options in terms of the selection, promotion, and design and development of the consultation programme, as set out within the Options Paper.

· Consultation with Emerging Households – WME has consulted with the seven socio-economic groups of emerging households identified in the Options Paper and with stakeholders. These groups have been consulted with in a mixture of ways including focus groups, email surveys and interviews. 

1.3 Structure of this Report
The sections of this report are arranged as follows:

· Section 1 introduces the research and includes the aims and objectives of this report. It also outlines the methodologies used to form the report.

· Section 2 outlines the context of the NewHeartlands HMRI, the impact of the current recession and summarises the evidence for which socio-economic groups form emerging households.
· Section 3 outlines consultation methods used in the research and summarises the research findings of the needs and aspirations of each emerging households group.
· Section 4 brings together the findings in the form of conclusions reached by the research on the needs and aspirations of emerging households and develops strategic recommendations for NewHeartlands. 
· Appendix 1 contains the contextual literature and data review including future demographic considerations, an in-depth analysis of spatial distribution of emerging households, and a summary of the evidence for the groups of emerging households included in this study.

· Appendix 2 contains a discussion of the options for consultation methods and subjects. 
2. Contextual Review
This section of the review analyses the available data on emerging households in the NewHeartlands area and provides the context in which the research has been delivered.  
2.1 Introduction

NewHeartlands, the Housing Market Renewal Pathfinder, encompasses three local authority areas: Sefton, Liverpool and Wirral. The area is predominantly comprised of pre-1919 terraced houses, of which over 93% fall within Council Tax Bands A and B
.  The information contained within this section is supplemented by further information contained within Appendices I and II.
Since 2002, NewHeartlands has taken great steps towards regenerating an area that has experienced chronic population and household loss over an extended period of time. Though the first signs of success are beginning to emerge through sustained efforts to build effective partnerships and attract private investment, the current economic climate clearly poses a significant risk to the ongoing success of the programme. This review of strategic policy documents and analysis of statistical data sources summarises the key trends in emerging households, their composition, and the effect of the current economic climate. 
2.2 Impact of the economic downturn and credit crunch
The current economic downturn and credit crunch has profoundly affected the housing market nationally, although there are spatial variances in its impact. It has impacted upon the housing market by both reducing house prices
 and making it considerably more difficult for people to get mortgages
, and hence the market as whole has seen a reduction in sales. A recent report by the Tenants Services Authority
 suggests that the North West, along with the West Midlands, have seen the largest regional slowdowns in sales. 

An important report by the National Housing and Planning Advice Unit
 suggests that as a consequence of the economic recession, the national trend in new household formation and housing tenure is a decline in owner-occupation and a corresponding increase in private rented housing formation. 

2.3 Emerging Households
2.3.1 Young People

The Regional Strategic Housing Market Assessment identifies that young people comprised the majority of the economic migrants into the North West region during the last decade. They have lower incomes, often rent, and are more likely to share houses with multiple non-relatives or form single income households.

Liverpool City Region North, one of the three strategic housing market areas in the Liverpool City Region, has one of the highest concentrations of younger people aged 16-29 in the region.
  According to UCAS and local Higher Education institutions, the number of first year students peaked at 12,000 in 2005/06 across Liverpool.  This cohort will now represent final year students, graduates, or post graduates, depending on the length of course undertaken and their destinations.  It is therefore an important group to consider for the research, particularly in terms of the medium-long term planning considerations of NewHeartlands. 
2.3.2 Concealed Households

CLG household forecasts show that in 2006, over 17,000 families were classified as concealed households. Concealed households are those living in another household who would like to live on their own, but cannot due to reasons such as affordability.
 Further evidence for this latent need and demand lies in national data from the Survey of English Housing 2008
. This states that all concealed households in this need are families along with 47% of households on waiting lists for housing allocation. Furthermore, 27% of newly forming households are families, and their need changes as families grow, or separate.

2.3.3 Economic Migrants
Greater Manchester and Liverpool have received the greatest number of dispersed and newly arrived asylum seekers in the UK after London and Birmingham.
  The North West Household Projection (2006) shows that international migration to the region is largely positive and is forecast to increase in the next decade.
 The composition of this migration includes a large number of Eastern European economic migrants, particularly from Poland. For example, in 2005/06, more than double the number of Poles registered for National Insurance in Liverpool than the numbers of Indians and Chinese combined, continuing in 2006/07. This was also true in the Wirral and Sefton areas, although Sefton also attracts migrants from other areas to work in the agricultural and horticultural sectors in West Lancashire.

Though anecdotal evidence suggests that some economic migrants may now be choosing to return to their countries of origin due to declining economic conditions, this cannot currently be supported by reliable quantitative data. In addition, research conducted in other regions
 suggests that migrant workers will play a critical role in filling employment gaps during the recession and that more must be done to retain these workers. If such assertions are accompanied by targeted actions to retain and encourage migrant workers, this group is likely to continue to constitute a proportion of emerging households. However, further research or discussion with relevant partners may be required to understand the extent to which this assumption can be transferred to the North West and the Liverpool City Region specifically.   

2.3.4 BME Households
Due to demographic factors such as a younger population with higher fertility rates, minority ethnic groups are predicted to have a higher population growth compared to white families.
 This is compounded by recent trends relating to economic migration.  Information on BME households is not readily collected and only survey data from Liverpool Housing Needs Assessment is available.  This shows that the predominant ethnic minority is Black African (41%) followed by Indian (12.9%) and Polish (6.1%).
 In comparison, Wirral has a high degree of ethnic homogeneity with some 98.7% of all households headed by someone describing themselves as white
. In Sefton, only 2% of survey respondents were from an ethnic minority. 

2.3.5 People with Disabilities

The majority of people with disabilities are older people,
 and their number is likely to increase as a consequence of ongoing demographic change.
 Younger disabled people have their own housing needs, in addition to different aspirations and levels of activity. Although the numbers of younger disabled people are not increasing, evidence and policy suggests that they expect to live more independently, in their own homes, with adaptations and support enabling them to do so.
 
Overall LHNA estimates that 60,699 households in the Liverpool area have one or more members in an identified support or special needs groups, representing 30.8% of all households, which is higher than the national average (15-17%).
 Similarly, examining the situation in Wirral reveals that 29,741 households have one or more members in an identified special needs group.
  The Sefton SHMA estimates there to be nearly 50,000 households with a disability across the borough, which is high compared to the population size of Sefton. The Sefton SHMA suggests that is a result of the high proportion of single pensioner households in the area, higher than the national or regional average.

2.3.6 Older People

The demographics of the North West region are changing so that by 2021 the region will be home to more people aged over fifty and less children and young adults.
 In addition, there has been a recent trend for older people to remain in their own household, perhaps with support, rather than moving into a care home or with families.
 Furthermore, the Regional Strategic Housing Market Assessment states that older people disproportionately suffer from poor physical housing conditions. 

The Regional Strategic Housing Market Assessment states that 20% of all households on waiting lists are headed by a person over 60 years old. Only 5% of newly forming households are headed by someone aged 60 or above. 
 Older peoples’ needs may change rapidly, which combined with the demographic changes detailed above, suggest that they will be an important source of new housing need.

Within Liverpool, it is estimated that 23.5% of all households are inhabited by older people while 8.5% of households are inhabited by both older and non-older people.
 65% of Wirral households are without older persons and 27% have older persons only.
 The survey data from the SHMA indicates that the proportion of older person households is 29% which equates to a scaled up figure of 34,515 households across the borough.

2.4 Summary of the Definition of Emerging Households 
The evidence reviewed in this section of this report highlights that the following groups can be defined as emerging households in the NewHeartlands area.  It should be noted that within the broad groups defined, there are a number of sub-groups that could be explored within the consultation.

1. Young People – this is defined as encompassing those aged between 20 and 35 and it has been identified that this should incorporate both students living in the city, often in multi-occupancy households, and young people who are non-students.  It is anticipated that these groups will have different housing needs. 

2. Families – the families that need to be consulted are defined as concealed emerging households, who may be living in multi-occupancy households with other relatives whilst they are awaiting housing applications or new accommodation.  This group also encompasses teenage parents and single mothers which can also be defined as future emerging households and could also be considered in the research process. 

3. Economic Migrants – the evidence suggests that the largest group of Eastern European migrants within the area originate from Poland and that this group should be included within the definition of emerging households.  
4. BME Households – the evidence base shows that due to changing cultural preferences and higher population growth, combined with a preference to reside in certain neighbourhoods, the housing needs and aspirations of BME groups in Liverpool are changing and therefore they can be classified within the definition of emerging households.  

5. People with Disabilities – a policy emphasis on the provision of mainstream specialised housing for those with disabilities and a higher than average proportion of those with special needs in Liverpool means that they have been incorporated within the research as an emerging group of households. 

6. Older People – an ageing population combined with an increasing need for specialised housing provision and a growing number of single person households in this demographic suggests that older people can be classified as falling within the definition of emerging households for this research.
7. Single Fathers – Consultation with Wirral MBC and Riverside Housing highlighted that single men from marital or relationship breakdown should also be included as part of the research due to increasing anecdotal evidence to suggest that this was a group with specific housing needs that were largely unrecognised at present. 

3. Needs and Aspirations of Emerging Households
This section provides the detailed findings from the delivery of the primary research programme across the seven groups of emerging households identified.

3.1 Introduction

The approach to the primary research programme was developed through an Options Paper that explored the potential ways of engaging and consulting with the seven groups of emerging households. (See Appendix II)
Through agreement with NewHeartlands it was proposed that the research focuses on all groups of emerging households that have been identified on an equal basis and that two focus groups are facilitated for each group identified.  This option enables broad coverage of the target groups and the ability to incorporate a number of the sub-groups identified. This approach was modified through stakeholder findings and spatial considerations, summarised in Section 3.3.
The research findings by sub-group are summarised in Section 3.3.
3.2 Summary of the Research Approach
In this section we summarise the approach taken to consult with the seven groups. 
1. Young People – This is a broad category, and includes undergraduate students, postgraduate students, other young people, and young professionals. These groups has different housing needs and so a programme of consultation was facilitated:

a. A focus group was held with students in Liverpool City Centre

b. A focus group was facilitated with non-students from Sefton and Wirral in Birkenhead

c. Telephone consultation was facilitated with young professionals with these individuals also consulted through focus groups with other emerging households.
2. Families – Due to the difficulty of identifying and speaking with concealed families a number of approaches were taken:

a. A request for consultees via a letter sent to individuals who had recently taken up home ownership products;
b. Contact through housing support organisations

c. Case studies of individual families

d. Contact through our wider consultation programme 

3. Economic Migrants – The literature and data review provided evidence of the prevalence of Polish people in Sub-region. This was confirmed by stakeholder interviews leading to the facilitation of two focus groups:
a. A focus group during an event organised by Merseyside Polonia in Kensington

b. A focus group with facilitated by an NHS outreach worker with young Polish mothers in Dovecot 
4. BME Households –Through stakeholder research it was identified that there was a considerable BME presence in Liverpool, particularly Toxteth and Kensington. A focus group and informal consultation was facilitated in and around Toxteth.  

5. People with Disabilities –Stakeholder feedback suggested that we broaden the definition of this group to include people with mental disabilities. We researched the needs of this group using two approaches:
a. An e-questionnaire was mailed out to the mailing list of Liverpool’s Wheelchair Users Forum
b. Both one to one and group discussion was facilitiated with Liverpool’s Wheelchair Basketball Team and others at Greenbank Sports Academy in Sefton.
c. The views of mental health support workers were also obtained.
6. Older People – Due to demographic changes in the North West as detailed in Appendix 1, this group is likely to be a growing focus of housing provision. To capture some of the diverse needs of this group two focus groups were facilitated, one at Age Concern’s Active Age Centre, Liverpool and one at Cosmopolitan’s over 50s Luncheon Club in Wavertree.
7. Single Fathers – Following stakeholder interviews it was identified that single fathers were a growing source of housing need. This group were defined as fathers who had to leave the family home following relationship breakup. One to one interviews and group discussion was facilitated at a meeting in Wirral organised by the charity Families Need Fathers that attracts single fathers from across the sub-region.
3.3 Consultation Findings

3.3.1 Stakeholder Consultation

Suggestions and Comments on Methodology
The evidence obtained through a review of secondary data sources was presented to all stakeholders consulted. This resulted in a general consensus that the groups of emerging households identified prior to consultation, accurately identified observed patterns within Liverpool, Sefton and Wirral.  In addition, Wirral MBC and Riverside Housing suggested that that single men from marital or relationship breakdown also be included as part of the research due to increasing anecdotal evidence to suggest that this was a group with specific housing needs that were largely unrecognised at present. 
Young people were identified as a primary focus for much of the research as the majority of stakeholders considered that emerging households were primarily comprised of individuals between the ages of 16 and 30. However, within this group it was recognised that there are specific groups with different needs and spatial distributions. For example, Wirral MBC, Liverpool City Council and Riverside Housing Group identified the lack of university students in Sefton and Wirral, implying that any research into young peoples needs in the area should focus on non-students.

Location and Community

Wirral MBC is focusing the next phase of its HMRI regeneration on Birkenhead in particular. According to a representative from the Council, it is a challenging area, with a perceived oversupply of social housing, although this is not supported by the available quantitative data.  However, it was stated that the area would benefit from further activity to balance the supply of housing tenure in the local market, which could be delivered in partnership with NewHeartland’s activities. 
In addition to the physical developments ongoing in the HMRI area, there is an increasing focus on improving community and neighbourhood management infrastructure in order to promote HMRI areas as an attractive place to live. This was linked to views that issues of litter, crime, residents’ empowerment and services have a strong impact on residents’ satisfaction levels with their area and housing. Riverside Housing, Arena and Neighbourhood Investor were all identified as being significantly involved in this process, which is focusing more on community and neighbourhood management to make the areas attractive places to live, above and beyond the normal programme of new build and maintenance.  

Liverpool HMRI areas include Liverpool City Centre. There are significant numbers of students in the area, and a representative of the City Council suggested that graduate retention was important to the continued economic growth and prosperity of the city.  This illustrates a need to ensure that the local housing market matches the aspirations of this group in order to support the Council’s objectives.  Young professionals are also a potential target market for property sales and rentals in the HMRI area, particularly Liverpool City Centre, and the City Council is keen to ensure that their views on the areas and possible suggestions for improvement are highlighted in this study.

Economy

Riverside Housing Association, Liverpool City Council  and Arena Housing believe that people from Poland are returning home, or are now not coming to the UK, as a result of the economic downturn.  However, all those consulted stated that this was anecdotal evidence and could not provide statistical data to support this view. 

It has been found that HMRI areas in the city contain a disproportionate number of the economically inactive compared to the city as a whole. Barriers to emerging as a household in the city include issues of housing affordability, and access to and the availability of credit. Potential owner occupiers are also considered to be particularly affected by the recession, which is affecting Liverpool’s ability to increase the proportion of owner-occupiers in the HMRI neighbourhoods. 

It has also been identified that the recession and a depressed housing market have affected the take-up of Homebuy products. As of March 2009, the numbers of sales of these products had decreased.  Buyer confidence has been affected by the downturn and this has reduced the propensity to purchase property, even with the support of these types of products. 
Previously, buyers in HMRI areas were perceived to have been ‘buying in’ to an ‘up and coming’ regeneration area, but as in some cases development work has slowed down, the attractiveness of this has reduced to potential buyers. It appears, however, that there is still a strong market for rent-to-buy properties and the research has shown a need to raise awareness of their eligibility criteria, terms and conditions, and the types of properties and forthcoming development in areas where they are available. This view is supported by Riverside Housing who have identified rising demand for these types of flexible tenure.

Tenure
There is a perception, specifically in the Wirral, that most of the owner occupiers in the clearance areas that need re-housing now want to move to rented accommodation as a response to the uncertainty related to the economic downturn and declining house values. Rented property is seen as a lower risk in the current market with protection against problems associated with negative equity and redundancy. Though some evidence of this was found during consultation with emerging households, general issues of affordability rather than those linked to current economic uncertainty, appeared to be the dominant barrier to home ownership.  
It has been suggested that there should be a focus on ensuring a mix of economically active people in the HMRI areas rather than a mix of tenure type. It is considered that the inclusion of economically active people in areas of former social exclusion and deprivation can have a significant impact on raising standards of the area through the availability of disposable income. There is also a perception that due to the way in which social housing allocation operates, there are often whole developments and estates that are allocated to tenants most in need, who are consequently less likely to be economically active. This then creates a perception of an area as being particularly undesirable to live in.  
Physical Characteristics of the Property

The majority of stakeholders stated that there is a strong preference for a house over a flat amongst residents, and that houses with gardens are particularly sought after. This is true amongst all emerging household types, although the exception is young professionals and students, for whom it is considered that the preference in some cases is for flats and new build apartments.

In contrast to empty flats and apartments in the HMRI areas, supported housing for vulnerable people is currently at capacity in Wirral.  This is considered to be a problem throughout the HMRI areas, and it is has also been consistently stated that there is an undersupply for bungalows with a garden for elderly people with support needs.  This demonstrates a consistently strong demand for supported housing and accessible homes. 

Housing within clearance areas are primarily older terraced houses, with a mix of older people who own their home and younger households.  The consultation has demonstrated that there is a need for larger houses to replace these and to cater for people with care responsibilities for parents and relatives and multi-household occupancy. When houses of this type become available, the RSLs stated that it is relatively easy to fill them and this further demonstrates the level of latent demand for these types of property.

3.3.2 Concealed households
In 2006, Communities and Local Government household forecasts demonstrated that over 17,000 families were classified as concealed households. Concealed households are those living in another household who would like to live on their own but cannot due to reasons such as affordability. A need for affordable and suitable homes for these households can therefore be identified. 
Methodology

The methodology for contacting individuals and families that could be classified as a concealed household was complicated by the fact that the definition of this group includes households that are not named on a tenancy or as an owner of the property. This often includes families that are in temporary accommodation, “sofa surfers”, or those living with friends and family who may not be known to any support agency. Although stakeholder interviews conducted with RSLs indicated that concealed households within Liverpool, Wirral and Sefton are a significant issue, with many registered on social housing waiting lists or known to have recently secured housing, data protection issues prohibited direct contact with these cases. 

To support research into the needs and aspirations of concealed households, letters were sent to individuals who had recently taken up rent-to-buy and shared equity products through Neighbourhood Investor asking for participants to this research. A number were also left at a range of support centres likely to be accessed by concealed households. Due to the limited success of this approach additional interviews were undertaken with organisations that support concealed households including Crisis and Light for Life (Sefton). Through these consultations a number of case studies were obtained form support workers who have regular and direct contact with a range of concealed households. In addition, during consultation undertaken with other groups of emerging households, a number of concealed households were identified. This section therefore provides a summary of the information obtained.  

Current Circumstances

The way in which concealed households were identified demonstrated that as with other groups of emerging households, the characteristics and current circumstances were diverse. However, the overwhelming trend appeared to be for concealed households to comprise of single parents and their children. This included both mothers and fathers. Several cases of concealed families consisting of a mother, father and at least one child were also acknowledged. 

In the majority of cases those families considered as concealed were living with relatives including parents, grandparents and other extended family. The tenure of these households was a mixture of social housing, private rented and owner occupied accommodation. Through the case studies and interviews undertaken it is apparent that concealed households face multiple barriers to emerging as independent households. Although the primary barrier was typically attributed to a lack of finance to support independent living, the availability of suitable accommodation was also a significant problem. 

During one interview with a young single father, significant problems in obtaining suitable housing were noted. In this instance, though the individual had registered on a number of social housing waiting lists he felt that he was not considered as a priority housing case because he was male. Similarly, the fact that he was male also prohibited him from accessing shelters designed for female single parents. Consequently the individual was forced to move between properties owned or rented by friends. This was not conducive to providing a stable environment for his child or for sustaining employment which would be necessary for him to source alternative accommodation in the private rented sector. 

For those concealed households living with family members on a permanent basis there are often significant problems in relation to over-crowding, poor family relationships and housing being unsuitable for young children. However, in the majority of cases securing alternative accommodation is extremely difficult as the individuals concerned are not threatened with homelessness. They therefore face significant competition for more appropriate accommodation in the private rented sector. 

In addition to these groups it was also acknowledged that young single professionals could also be considered to constitute concealed households as a number continue to live with parents in the family home. Consultation with several individuals in this situation highlighted that whilst affordability of housing is a barrier for some, the convenience and low cost of remaining in the family home was actually viewed positively. Consequently not all concealed households can be classified as wishing to emerge as households in their own right.  

Location and Community
Concealed households were typically found to have little choice in relation to the area in which they are currently living or would wish to live in the future. Current location was typically dependent on the location of family or friends with who they could reside with future decisions on location likely to be based on wherever an affordable and available property could be found. However, key considerations such as proximity to family and friends to support with childcare requirements were also acknowledged as factors that could present a potential barrier to accessing housing in certain locations. Alternatively this could be seen as an opportunity for NewHeartlands, as it suggests a latent demand for housing in the pathfinder areas where these households already access such services. Linked to this, the importance of social networks was also noted as a key factor in the decision making of concealed households. 

Decision making in relation to location was also significantly informed by the ease of access to public transport and schools and education facilities for both adults and children, this included both libraries and children’s centres. A number of individuals living as concealed households recognised that to improve their current situation there was a need for them to gain additional skills and qualifications to improve the quality of employment they are able to obtain. However, it was acknowledged that this was likely to be a long-term process and that there may be no immediate solution to their housing problems. 

Due to the fact that a number of concealed households contained young children, when considering potential future locations safety and the availability of suitable recreation sites were also key concerns. Several of the concealed households members consulted currently lived within the HMRI area in Sefton and Liverpool and stated that they would be happy to remain in the area as an independent household if a suitable housing option could be identified. Similarly, those living outside of the HMRI area stated that they would consider moving if appropriate accommodation could be obtained that allowed easy access to all of the necessary services and, in time, quality employment opportunities. 

Economy 

The majority of concealed households consulted were not in employment therefore the recent economic downturn has had little impact. The primary economic considerations most frequently related to a reliance on benefits payments which made it difficult to save the money required for a deposit on a private rented property, for which rental values were often considered to be too high anyway. This therefore significantly limits the housing choice available to these groups. One young woman spoke of being “trapped in the system”. Her rent is quite high and her landlord does not always carry out essential repairs. The accommodation has no outside area for her child to play in and as there are several other flats in the house there is a high turnover of tenants and some have caused problems with noise. To move on into better quality private rented housing she will need to find a deposit and four weeks rent in advance, she stated that it is impossible to do this when she lives on state benefits. 

Conversely, for those concealed households comprised of young professionals, the current economic climate and downturn in the housing market was considered to present a significant opportunity. It was felt that living with parents often on a rent-free or reduced-rent basis presented supported the process of saving for a deposit towards their own home. However, though some had considered pursuing this option most felt that they would only be happy to pursue this once the economy and house prices had stabilised to ensure that not only would their income be secure but also that investment in a property would not become devalued in the short-medium term.  In addition, those who had minimal savings but wished to take advantage of the downturn in the housing market expressed interest in a number of home ownership schemes, specifically those associated with deposit loans. 

Tenure
Although the majority of concealed households consulted aspired to own their own home most did not consider this to be a realistic prospect in the short to medium term. For many social housing was viewed as a more realistic option although due to difficulties in accessing this type of tenure this was once again viewed as aspirational. One young woman stated that she had been on housing waiting lists since the age of 18 yet despite bidding on numerous properties, was now 22 and had consistently failed to secure social rented accommodation. Others have been offered unsuitable accommodation for children, with shared bathrooms or no outside space. 

Although a number of concealed households stated that they would be happy to consider private rented accommodation, the need for references, deposits, credit history and in some instances a guarantor, was thought to make this an unrealistic aspiration. In addition, several individuals also highlighted extremely negative experiences of living in private rented accommodation as that which was within their budget was often of poor quality with landlords reluctant to carry out improvements. 

Physical Characteristics of the Property

The primary aspirations for concealed households in relation to the physical characteristics of a property related to houses of adequate size with appropriate facilities including private bathrooms and in the cases of those with children, gardens. A lack of outdoor space for children was thought to be an issue, although access to a clean local park would be acceptable. Flats were viewed as being largely unsuitable for those with young children although many stated that they would be willing to live in this type of property if it was available and affordable. 

Due to the difficult situation in which the majority of concealed households found themselves, their requirements in terms of physical characteristics were extremely limited and generally extended as far as being clean, free from damp, of a relatively suitable size and with some degree of privacy. 

3.3.3 Young People 
It is to be expected that young people will represent a significant proportion of emerging households in Liverpool, Sefton and the Wirral. However, young people are clearly not a homogenous group and there are a number of factors which can drastically alter the experiences and aspirations of young people, particularly in relation to housing. Most frequently, these factors will be linked to education, employment, personal relationships and finance, in addition to other factors relating to disability and cultural identity. The need to take account of the differences between groups of young people was clear. However, there is also a need to understand the factors which are common to all. For this reason, this section focuses on the views of a range of young people, although three specific groups are identified and their needs and aspirations discussed separately.
Methodology

For the purpose of this study young people were defined as those aged between 16 and 30 years old.  Within the context of this research the views of young people have been obtained in a number of ways due to the way in which they crosscut the majority of groups identified as emerging households (with the exception of older people). However, in addition to obtaining the views of young people through a cross-cutting approach, young people were also divided into three distinct groups to take account of potentially different housing needs. This included:

· University students (undergraduate and post graduate),

· Non-students 

· Young professionals. 

Direct consultation with these groups was facilitated through a number of methods including formal focus groups organised by Forum Housing (including young people from Sefton and Wirral) the University of Liverpool Students Union, informal street-based consultation and a small number of telephone interviews.  

Current Circumstances

Young people who were not students were living in Forum Housing Association’s supported housing. Forum Housing is a specialist housing provider for young people between 16 and 25 years of age and supports its tenants to live independently. All of the young people were aware that the accommodation provided by Forum Housing should be viewed as a temporary measure until they are in a position to source a more permanent, independent living solution. 

All students were currently living in multiple-occupancy households, either in university halls of residence or private rented accommodation (both houses and flats). Those in private rented accommodation stated that proximity to University and other students was a key consideration in their housing choice, with Wavertree and Edge Hill noted as popular locations. All stated that their current accommodation was temporary and that movement to another property would coincide with the end of their studies. 

The living situation of young professionals varied significantly. For those originally from Liverpool, Sefton or Wirral, several were still living with their parents while others were living independently with friends or a partner. There was a mixture of tenures including owner-occupation, private rented and social rented accommodation. Current residential locations included Stockbridge Village, Huyton, Liverpool City Centre and Maghull. This was based upon a number of factors including proximity to place of employment, affordability, and availability of social housing. Of those who were owner-occupiers, two had accomplished this with support from their parents.  In one instance this was through an inheritance whilst in another case the parents of the individual consulted had decided to downsize and sold their property at less than the market value. The individual in social housing had only recently obtained a flat following a significant period of time spent as a concealed household while her partner was out of work.  None of those consulted had purchased properties as an individual. 

Location and Community

The majority of non-students expressed a desire to move to a location near to their family, for example Birkenhead, where most had lived from birth, Sefton, or ‘back to my family in Seacombe.’  In the longer-term many of the young people wanted to move to a better area within the sub-region, for example Higher Bebington was mentioned as an aspiration from young people in the Wirral. They wanted to move to a perceived ‘better’ middle class neighbourhood with larger houses as they progressed in life. HMRI areas including Rock Ferry and Birkenhead, were considered to be attractive options while they were young, but were not seen as aspirational locations for the future. 

A number of students, both undergraduate and postgraduate, expressed a desire to return to their home towns following the completion of their studies. However, the primary factor in determining future location was considered to be the availability of suitable employment opportunities. Many expressed the view that they may consider relocating to London to find employment and did not necessarily consider Liverpool or the surrounding areas as a viable option. When asked for their views on specific areas of the city, Toxteth and Kensington were identified as areas to be avoided due to a perception of high crime rates and a poor physical environment characterised by vacant and boarded-up properties. South Liverpool was generally considered as a more aspirational area while Sefton and the Wirral were not considered to be an option for future residence. In the majority of cases this was attributed to a lack of awareness of these areas or a perception that they were too far removed from the vibrant city life that attracted students and young people to the city, indicating that most were only able to think about their future housing aspirations on a short-term basis. 

For young professionals a greater range of factors appeared to influence their decision-making in relation to location of housing. While those living in the city centre had chosen to do so due to proximity to work and extensive recreational facilities including shops, restaurants and bars, most were living in private rented accommodation and were uncertain about their longer term plans. In contrast, those that were owner occupiers were happier to live in the suburbs of the city. Although affordability was a significant determinant of this decision, it should also be noted that both individuals had grown up in the area and therefore had a good knowledge of the local surroundings and felt comfortable and confident in their choice of housing and decision to invest in a property. They also had clear intentions to remain in Liverpool in the long term. Responses from students about their intention to remain in Liverpool compared with this finding from young professionals suggests that local employment opportunities are vital to ensuring young people make a long term investment in the city. 
One of the most important aspects of choosing a community included fear of crime and anti-social behaviour, with all groups mentioning security features as being important to them. One group particularly said that they would not consider purchasing a property in an area that had a reputation for gang activity and associated criminal behaviour, regardless of affordability. A number stated that they would prefer to stay in private rented accommodation until they could afford to buy a property in a more affluent area. In this respect the current economic downturn was viewed positively as Young professionals in particular felt that they would be able to purchase a property of a better quality than prior to the downturn.
Low cost and accessible recreation facilities were also mentioned as an important factor in selecting locations, particularly sports facilities such as football pitches, social centres and bar/restaurant complexes were also a key consideration. For those living outside of the city centre, good transport links were also considered to be important to allow easy access to both employment and leisure activities. 

Although the majority of young people consulted did not own a car, all aspired to own one in the near future and importance was therefore attached to the availability of parking. As most expected to live in a household with at least one other person, the need for more than one parking space was noted. Although the preference was for secure parking, most stated that they would be satisfied with the provision of sufficient on-street parking, perhaps with residents’ permits. 

A number of the young people had children, were expecting them, or stated that they planned to have them in the near the future. These individuals highlighted that access to key services such as schools, doctors and playground facilities would also be important in their future decision making, although was of less significance now.  

For non-students living in Forum Housing accommodation in Sefton and the Wirral a lack of access to banking facilities was highlighted as a key concern. They also stated that easy access to education would be desirable.  

An overarching finding from all consultations with young people is that while most had strong views on what they considered desirable in an area, consideration of future housing needs was fairly short term. In the case of young professionals and students this was linked to uncertainty regarding future employment and in some cases a desire to travel. For young non-students currently in supported accommodation, a short-term perspective was adopted due to uncertainty regarding future income levels and what would be realistic, although this group were clearer on their desire to remain in Liverpool, Sefton and Wirral. 
Economy 
The young people consulted through Forum Housing faced a number of financial barriers to becoming an independent household. Although some concern was expressed over the current economic climate, the impact in terms of housing aspirations was limited as many had existing low level aspirations due to unemployment and associated cultural factors. When discussing economic barriers to emerging as an independent household, most were placed in the context of moving into private rented accommodation. These included:

· Limited financial support from social services;
· Age restrictions for those under the age of 18;
· Unemployment;
· No deposit; 

· No guarantor;
· No references; and
· Credit rating issues.

For these reasons there was significant interest in home ownership products amongst this group, in particular deposit loan schemes. However, though these individuals had greater awareness of such products than students and young professionals, there was uncertainty about the process involved in pursuing this and whether or not it would actually be financially viable. 
Additional barriers identified by young people included:

· Financial implications of improving the quality of housing;
· A perceived lack of affordable housing in the private rented and owner occupied sectors;
· Negative stereotypes of young people can create difficult living situations including conflict with neighbours; and
· A lack of suitable ‘move on’ accommodation to ease the transition from supported housing to independent living.
During consultation with students, the primary concern in relation to the economic downturn was the availability of employment following graduation. A primary impact of this was significant uncertainty regarding future housing plans. Although most recognised that falling house prices created excellent opportunities for first-time buyers, their ability to secure finance would clearly depend on their ability to access well-paid, secure jobs. As none of those consulted had attempted to access mortgage finance there were no clear views on how feasible this would be given the current economic climate, though most were fairly certain that buying independently would not be an option in the short-term. Linked to this, negative stories regarding joint-purchasing between friends or unmarried couples appeared to have some influence on their willingness to consider purchasing a property in this way. None however had concerns about continuing to rent in the private sector as they considered their experiences of doing so at University. However, several mentioned the fact that they currently receive significant financial support from their parents and may therefore find it difficult to make the transition to self-sufficiency. 

A significant number of the young professionals consulted were employed in the public sector within education and healthcare. Although others were involved in private sector professions such as IT and retail, most considered their current jobs to be reasonably secure. However, it was acknowledged that this had the potential to change over the next 6-12 months. Consequently, most had mild concerns over the potential impacts the economy may have on their living situation.  

For those that currently own their own home some stated that they were better off due to having opted for a tracker mortgage, while others on fixed rate noted no change. For those in the private-rented sector there was a view that should they wish to purchase their own property, their ability to access finance may be constrained due to current lending conditions. This had therefore limited the extent to which they had considered moving properties. 

Tenure

In the non student group of young people, none aspired to live in the social rented sector, although a few admitted that this was the most likely scenario. Buying was an option that all aspired to, but that was not seen as realistic in the short or medium term. Rent to buy type schemes were welcomed, but were still a longer term option, as were equity loans and other home ownership products.  In the short term most wanted to live with friends in a shared house or with partners in a smaller house or flat. In the longer term most aspired to live as a family unit in their own home. Support to achieve this has generally been sought from Forum Housing and Wirral and Sefton MBCs. In most cases, the support provided has been extensive and included help filling in forms, opportunities to access training to develop key life skills and those linked to employability, help with budgeting and support to find a home. 

Almost all of the students we spoke to aspired to buy a home in the long term. Mortgage and rent to buy schemes would only be considered if they could not get a full mortgage. However, most assumed that access to finance would be relatively straightforward once they had completed their studies and found full-time employment. As previously noted there were concerns over the availability of suitable employment but most expected that the economy will have recovered sufficiently by the time they begin to consider home ownership. Consequently, in the medium-term, around half expected to rent in the private sector, several expected to buy and the rest did not know. In the short-term, most expected to rent with other students or recent graduates, move in with a partner, or to move home with parents. 

For those expecting to rent, some interest was shown in rent-to-buy schemes although overall awareness of these was low and most felt they would need to receive significant information and advice on how to pursue this for it to become a realistic consideration. 

In terms of young professionals most expected no immediate change to the tenure of their living arrangements. For those that currently own a home there was concern over negative equity which is likely to limit extent to which moving properties or areas is considered. Although some of those in private rented accommodation were considering purchasing a property it was generally considered that motivating factors would be a change to their personal circumstance in terms of entering a relationship or having children. In this case, for the majority living in flats and apartments, a desire to move to a house was expressed. Most expected that his would be semi-detached or terraced due to the higher costs associated with detached properties. However, it should also be noted that several young professionals had no desire to purchase their own property. They did not consider renting to be wasted money, as they felt it gave them the flexibility to respond to changes in their personal circumstances at short notice, suggesting a demand for good quality private rented housing stock.
Physical Characteristics of the Property

Non students unanimously wanted to live in either a semi-detached or detached house as there was a general dislike of flats and apartments. Most considered space for parking to be an important requirement in addition to access to an enclosed garden. More than one bedroom was preferred, typically due to the fact that most wanted to live as part of a family or with unrelated friends or partners. Fitted kitchens, including integrated appliances, were all cited as desirable characteristics, as were low maintenance properties.  New houses were also preferable. Security features were also noted as desirable, specifically alarm systems and enclosed gardens and driveways. This is particularly interesting given that other groups of emerging households have cited anti-social behaviour amongst young people as a key concern. Although individuals in this group aspired to own semi-detached and detached houses of a high quality, many acknowledged that this may not be realistic and that flats or small terraced houses may be the only way ambitions of home ownership can be pursued.  

Approximately half of the students consulted wished to live in either a semi-detached or detached house. The other half aspired to a city centre apartment. Parking was an important issue for most of the young people although those seeking city centre apartments recognised that parking would be difficult to obtain. Size of the property was important and they were keen that housing be of sufficient quality to present a ‘professional’ appearance. A number of young people stated that they would prefer to live in an older house with character features, ideally with a garden. The students expected that they could obtain this type of housing when they were working. 

3.3.4 ECONOMIC MIGRANTS 
Evidence collected as part of the review of secondary data and consultation with stakeholders suggests that in recent years, a significant number of emerging households within Liverpool have comprised of economic migrants, primarily of Eastern European origin. It is considered that the largest proportion of Eastern European economic migrants are Polish and must therefore comprise a key element of this research. In addition, the current economic downturn has raised a number of questions relating to trends in economic migrants and specifically if the current population is likely to decrease or stagnate.  To effectively plan for and meet the needs of this group in relation to housing, consultation focused on observed migration trends, perceptions held by new arrivals in relation to specific areas and the implications of the current economic downturn on residency and housing aspirations. 

Methodology

Two separate consultations were undertaken with economic migrants. The first consisted of informal consultation at an event organised by Merseyside Polonia and attended by 60-70 economic migrants in Kensington. The second consultation was a formal focus group organised through an NHS Outreach Worker in Dovecot. The majority of those consulted were between the ages of 20 and 40.

Current Circumstances
A significant number of those consulted had been resident in Liverpool for between two and four years with most viewing their residency in the UK as a long-term prospect. However, a small number had a desire to return to their country of origin at an unspecified time in the future. The planned length of stay within Liverpool was considered to be a determining factor in relation to the area in which economic migrants choose to live. Although the majority of those consulted aspired to remain in Liverpool in the longer-term, the qualitative nature of this research makes it difficult to draw substantive conclusions on the extent to which housing aspirations are linked to economic migrants’ planned length of stay.   
Typically it was found that those planning shorter stays opted to live in areas including Toxteth, Everton, Liverpool (central), Kensington, Anfield, Walton, Speke and Bootle. These areas were considered to be the most accessible for new arrivals in terms of both affordability and availability of private rented accommodation. However, both the quality of housing and surrounding environment in these neighbourhoods was considered to be poor and therefore did not support aspirations for long-term residency. Consequently, a number of those consulted who had been resident in Liverpool for several years now lived in a range of locations throughout the city including Birkenhead, City Centre, Hunts Cross, Roby/Dovecot, although some still resided in Anfield and Walton. This suggests that NewHeartlands has not been successful at retaining economic migrants within the Pathfinder area. 
The majority of consultees were married and living with their spouse in private rented accommodation although several focus group participants were also owner-occupiers. The greatest proportion of properties were semi-detached houses with three bedrooms, although those residing in terraced houses and flats with 1-2 bedrooms were also represented. There was an even split between those with children and those without. 

Despite the propensity of economic migrants currently residing in private rented accommodation, there was a clear aspiration to become owner-occupiers in the future, in some cases as an investment. This was driven by a desire to accumulate equity and invest earnings in something that would provide a substantial return. Equity release was of increased importance to those stating a desire to return to their country of origin in the future. Linked to this, for a number of the economic migrants consulted, the primary determinant of the duration of their stay in Liverpool was the availability and quality of employment opportunities. 

Although the majority of males in the group were currently in employment, a significant proportion of the females consulted were full-time mothers. In addition, one male participant stated that he had recently been made redundant due to the current economic downturn. This individual indicated that had his wife not still been employed in a well-paid job the loss of his job would have caused him to return to Poland. 

Location and Community
For most participants, the type of property rented was unimportant when compared to other factors such as size and quality. However, a number also suggested that good quality housing does not outweigh other environmental issues such as anti-social behaviour. One couple who owned their own property in Anfield stated that they were currently in the process of moving due to negative experiences of anti-social behaviour and the impact this has had upon their quality of life and general satisfaction with the area. 

For most with families, the city centre was considered to be an inappropriate and undesirable location. Although actions to combat anti-social behaviour and crime were acknowledged, including those undertaken by the police and neighbourhood organisations, these were considered to have little or no impact.    

When participants were asked about the features that attracted them to an area, one of the primary considerations was the presence of attractive green spaces and recreational areas, maintained to a high standard. Although it was acknowledged that there are some high quality public green spaces including Sefton Park, many felt that a greater number of ‘family friendly’ recreational areas are required. Several participants stated that they are currently reluctant to allow their children to play in local parks due to large numbers of teenagers that congregate within them. 

Proximity to public transport routes was also cited as a key determinant of location, as a number of the participants either had no car or shared access to one. Linked to this, the availability of key services and amenities within walking distance was also a priority. However, it was not only considered important to have facilities in close proximity, but also to ensure that the routes by which these are accessed feel secure. A number of participants, though happy with the immediate surroundings of the area in which they live, were unhappy at having to travel through ‘bad areas’ to access services. 

All participants were asked to provide further details on the areas they would not consider and the reasons for this. Though a range of answers were given, the general consensus was that home ownership would not be considered in Rock Ferry, Everton, Norris Green, Bootle, Kensington, Edge Lane and Old Swan. The primary reasons given for this were linked to high levels of crime, no green spaces, small houses and a general perception of the areas as ‘dirty’ and unpleasant places to live.

Although a number of participants were aware of the regeneration underway and the programme of building being delivered by NewHeartlands, the majority stated that they would prefer to continue renting in a more suitable area than purchase an affordable new build property within a neighbourhood that has a poor reputation.  Several also stated that they had heard anecdotal evidence to suggest new build properties in Kensington were vacant for this reason. Whether or not such perceptions are grounded in reality, such findings highlight the impact of word of mouth on the aspirations of emerging households. 

Economy and Tenure

Although anecdotal evidence both nationally and locally has suggested that a number of economic migrants may be leaving the UK as a consequence of the recession, focus group participants were not able to substantiate this view. Several participants who had strong links to a range of Polish organisations throughout Liverpool, suggested that the population was relatively stable, if not increasing. This finding contradicts views expressed by stakeholders consulted and would suggest that further research is needed to measure the response of Liverpool’s Polish community, and other groups of economic migrants, to the recession.
In terms of new arrivals, the most significant change was considered to be in the quality of skills possessed. While previously a significant number of new arrivals were skilled migrants, often graduates and young professionals, it was felt that these individuals no longer viewed the UK as an attractive economic prospect. It was therefore suggested that for those still choosing to locate in the UK, housing aspirations would be constrained by low income levels linked to low skilled occupations. 

Although the majority of those consulted were currently living in private-rented accommodation most expressed a desire to purchase a house. As only one individual had become unemployed as a consequence of the recession, the aspiration of home-ownership was still considered to be realistic for most. However, despite aspiring to home ownership and viewing this as a realistic option, those currently in private-rented accommodation were reluctant to take decisive steps towards purchasing a property until the housing market stabilised and the safety of their current employment became more secure.

There was minimal concern over the ability to access mortgage finance and all stated that they would not consider home ownership products. This was primarily linked to a desire to obtain the maximum return on any investment made in the medium term, should they need or choose to leave the country. Although other emerging household groups also view home ownership as an investment, for example young professionals, economic migrants appeared to place greater importance on this. 
Physical Characteristics of the Property

As was previously stated, the property which participants aspired to own or rent was more likely to be determined by the area in which the property is located, its size and quality, rather than specific physical characteristics. As most of those consulted were young professional couples or married couples with 1-2 children, it was anticipated that 3 and 4 bedroom properties would increasingly be demanded to account for growing families and increasing affluence. However, as long as the rooms within the property were of sufficient size, there was little concern whether the property was detached, semi-detached, terraced or even a flat, which is linked to perceptions of housing as a capital investment. It was also stated that much of the housing stock in Poland consists of apartments and flats, and economic migrants in the UK were therefore accustomed to this type of property.  However, in the absence of appropriate parks and recreational facilities, gardens were also stated as a desirable feature of future properties. 
3.3.5 BME HOUSEHOLDS 
Consultation with BME households included a diverse range of groups demonstrating a range of cultural needs in relation to their housing choice and preference.  This has been supplemented by the fact that across the groups of emerging households consulted with during the research this has included further BME groups.  This has provided a broad range of qualitative findings that will support NewHeartlands to meet their needs. 
Methodology

To facilitate consultation with BME residents, an ‘informal’ focus group was facilitated with residents living in the Granby Street area of Toxteth.  We spoke with a mixture of individuals of Afro-Caribbean heritage, second generation BME residents from a range of groups who identified themselves as being Liverpudlians, in addition to a number of new arrivals from Somalia.

Current Circumstances

All of the residents lived in Toxteth in or around the Granby Street area. Whilst one of the respondents was an owner occupier, the remainder were living in rented accommodation.  The majority of these lived in social housing rented from Housing Associations, although one rented within the private sector. A number of the households lived in relatively overcrowded conditions and this was considered to be an unsatisfactory situation related to an inability to access other housing.

The reasons for living in the area included being in close proximity to family and friends.  In addition, community ties were considered to be very important, most notably amongst the Somali community, to enable access to social support networks such as the Somali Community Centre and local churches. All of those consulted with thought that they may have to move in the next few years, for reasons including:

· Awareness of regeneration work happening in the area and an expectation that their houses will be part of the clearance programme, either because they know that their houses are due for replacement, or fear that a further clearance programme will encompass their property;

· A perception that renting social housing may involve frequent moves;

· An aspiration of a better financial position leading to better quality housing; and

· The precarious and temporary nature of current rented accommodation, linked to multi-household occupancy.

While some welcomed this and hoped to move to better quality accommodation as a result, others vehemently did not want to leave as they had fond memories linked to their homes, liked the character of the older houses, and thought that they would get a smaller house as a replacement dwelling.  This was related to the perception that they would be forced out through house clearances and regeneration programmes.  This demonstrates significant concern amongst residents about losing their current homes and their future options. 
Location and Community

All of those consulted with would like to remain in the area in which they currently live.  The main reasons for this are reflective of those outlined above and primarily relate to close community ties, having a significant number of family and friends in the area due to living there for a long time and the support networks that this generates.  One of the consultees had been offered accommodation in Speke but was concerned about moving there due to a perception that it is a ‘white area’ and may relate to a fear of racial harassment and a lack of social linkages and mutual support networks. 

However, despite many consultees wishing to remain in the area, it was felt that there were substantial improvements to be made. A key concern was that the local shops were boarded up and that there were no banking services nearby.  There was also a significant fear of crime, specifically related to drugs and gang activity, in addition to anti-social behaviour amongst young people.  It was felt that there is a lack of positive activities for young people and that enhanced provision may support improvements in the situation. 

Access to healthcare was considered to be important by the majority of those consulted with. Furthermore, for the Somali people, access to a dedicated Somali organisation that could offer help, support and translation services were important factors in choosing residential locations. 

There was also a strong consensus amongst the residents of the need to be extensively consulted about planning and regeneration issues.  There was a strong feeling that residents were not being listened to when this consultation did occur and this has important implications for NewHeartlands’ future activities in this area. 
Economy 

The economy and the current recession has had a significant effect on housing choice. It was felt that this constrains their ability to find and maintain employment and a limited income would subsequently restrict their housing choice and locational decision-making. A number of those consulted were proprietors of small local shops and were concerned about the effects of the recession on the performance of their business.  It was also considered that the recession may result in a lack of disposable income being available amongst local residents, which would not only affect spending power, but also lead to a decline in the urban environment and potentially increase criminal activity. 

Deposits for private lettings were cited as a key problem in relation to housing.  Some consultees suggested that a deposit loan scheme would help to resolve this situation and this could potentially be explored by NewHeartlands in the future.  In addition to restricted financial resources, a number were also limited in their housing choice due to issues including a lack of referees for private lettings and a poor understanding of how to access schemes that may assist them to do so. Very few of those consulted had a regular job that would allow them to access owner occupied housing or good quality private rented accommodation.
Three single men were consulted who lived with other households and can therefore also be described as falling within the ‘concealed households’ category.  The barriers faced by these individuals to living as an independent household were cited as being purely financial, and were considered to be ‘out of their hands.’  Factors such as being unable to work due to refugee status, or simply being unable to find work affected their ability to form an independent household, and access to better quality housing was seen as only possible through council or housing association provision. 

Tenure
There was an aspiration to own a house amongst those renting, although this was not seen as realistic due to a perceived lack of economic opportunity and affordability issues. This was more than issues around saving enough money for a deposit, but about worklessness and lack of monthly income, which schemes such as shared equity would not address. Those that owned their own house wanted to remain as owner-occupiers. 
Social rented housing was seen as more desirable by some, due to housing quality of private rented in the area for comparable rent. The Somalian consultees were particularly keen that there is culturally sensitive support available to support them to access suitable housing.  This would include translation and advocacy services. Providers suggested included local community groups such as Liverpool Somali Community organisation. Other groups did not identify specific support needs and felt that mainstream support was adequate. 

Physical Characteristics of the Property
This consultation supports the findings of the contextual and data review exercise fully in relation to the cultural needs of BME groups in relation to housing.  The key finding in relation to this is that larger houses were considered to be more desirable, reflecting the need to accommodate larger families and visitors, and to cater for multi-household occupancy. 

There was an animosity towards some of the new housing developments amongst many consultees.  Key findings included that they felt the new housing was not as nice as the larger, older houses that preceded them.  In addition, it was stated that the new houses were perceived to be of poor build quality, although this view was not shared amongst all of those consulted with.  In addition, whilst some people liked their terraced properties, others, especially the more recent immigrants, were much less concerned about the type of housing compared to the size, quality, cleanliness and repair of the properties. In addition to continuing to develop housing of the quality desired by this group, this suggests that there is a need to communicate how to access this housing, market its benefits, and support people to obtain maintenance and repairs for their existing properties. 
3.3.6 PEOPLE WITH PHYSICAL AND MENTAL DISABILITIES
Those with physical disabilities were originally considered as falling within the definition of emerging households.  However, for the purposes of the research, this definition has been expanded to also encompass those suffering from mental health problems.  This is due to the fact that across many of the groups of emerging households consulted, a number of findings of core relevance to NewHeartlands and its future provision have emerged in relation to supporting those with mental disabilities.  
Methodology

Those with physical disabilities were consulted through two key mechanisms:

· E-questionnaire – a questionnaire was e-mailed to all members of Liverpool Wheelchair Users Forum to obtain responses on their housing needs.  This method had limited success and a low response rate.

· Greenbank Sports Academy, Sefton – attendance at the Wheelchair Basketball Club enabled the facilitation of both one-to-one interviews with single fathers in addition to small group discussion to identify housing problems, needs and future aspirations
Current Circumstances

The current housing circumstances for those consulted with can be categorised into the following sub-groups:

· Private Renting – the majority of those consulted with lived in private rented accommodation, which in many cases, was unsuitable in relation to their accessibility and other specialist needs.  The reason for this relates to the ‘Property Pool’ and supporting arrangements through Access Liverpool, for which it was perceived, can result in lengthy waiting lists to source a suitable property.  It was generally perceived that there is a lack of suitable properties within the sub-region, specifically for those using wheelchairs, and that private rented accommodation is not preferable, and expensive compared to socially rented housing.

· Living with Parents/Carers – it was possible to consult with a number of individuals who were living with parents and carers.  This related to both young people, for whom it was possible to explore future housing aspiration and needs, but also older adults who live with parents and carers to meet their support needs.  The majority of these parents and carers were owner occupiers although there was significant variability in terms of the suitability of the housing type to meet their ongoing needs.

· Owner Occupiers – a small number of owner occupiers were consulted with for whom housing needs were less of a problem.  However, for those with a deteriorating condition or requiring additional support, it was found that in some cases there was an emerging need for them to move.  While the aspiration for these individuals was continued home ownership, there was recognition that this may not be a continued possibility due to house prices and the lack of suitable housing available.  For those able to purchase another property, the cost of making necessary adaptations would also be prohibitive.
Location and Community

The needs of this group varied according to whether they described themselves as an independent household or one requiring supported housing.  In the case of the latter, this relates to sheltered housing and needs mainly related to the availability of on-call carers and on-site support.  The locational and community needs of independent households in this group are however more complex, albeit bearing significant similarities to the other groups of emerging households.  Key needs included the following:

· Local shops that are accessible and enabling the individual to meet their day-to-day needs;

· Access to a park and other recreation facilities, especially for those who are unable to seek employment due to their condition;

· Nearby GP surgeries, pharmacists and hospital facilities for those with ongoing care, medication and support needs;

· Proximity to family and friends; and

· Accessibility to public transport for those who do not drive, most notably the Merseyrail network. 
In terms of location, a number of respondents felt that safety is a key factor in their locational decision-making.  It was perceived that in certain areas of Liverpool, they would not feel safe in a wheelchair due to localised anti-social behaviour and robbery.  Indeed, a small number had been victim to verbal abuse when travelling within such areas and this increased their fear of crime and vulnerability.  A number of locations within the HMRI area were cited as being particularly problematic in relation to this and therefore unattractive to this group as a place to live.

However, there was a generally positive response to the regeneration occurring within these areas, especially in relation to the improvements to the built environment.  It was stated that new build properties are generally more suitable for disabled people compared to those properties being replaced.  In addition, the urban environment in these areas is also considered to be more accessible for those using wheelchairs, for instance the quality of paving facilitating easier movement.  In a number of cases, this was the main reason for some of those consulted living within the city centre in new build apartments.

Economy

The effects of the economic recession were less for this group than for the other groups of emerging households consulted, although it can be concluded that the same limiting factors exist in relation to home ownership.  The consultation identified that the core issue for this group is seeking a property that is suitable to meet their accessibility needs.  In some cases, this constrains their housing choice significantly and can lead to a premium price for those properties that are suitable.  This limits home ownership and the recession presents a further barrier to this.  In addition, it was stated that for those privately renting, the costs are often higher for a suitable property with sufficient space, especially when compared to the rental prices of traditional family houses, which are often cheaper.  It was suggested that the current recession may limit housing choice universally, therefore increasing demand for rental property and driving up prices in the longer-term.
Tenure

The majority of those consulted had significant aspirations for home ownership, as it was felt that this would enable them to secure a home which would meet their requirements in full and enable them to make all necessary modifications to meet their day-to-day needs.  A common problem related to the fact that private landlords were perceived to be uncooperative in allowing tenants with these needs to make modifications to the property, or the cost of rectifying these improvements if the individual moved out of the property.  Therefore, home ownership was seen as a sustainable solution, both for those living independently, but also for young people currently living with parents.

Cost was presented as a significant barrier to achieving this aspiration for home ownership.  Property prices, especially for new build properties that have the greatest accessibility, were perceived to be high and out of reach of many, despite them being in sustainable and often professional employment.  When the range of home ownership products were explored with this group, it was found that there was a significant lack of awareness of this type of provision combined with a significant interest in it due to their availability for new build properties.  This highlights the need for awareness raising and wider dissemination of the products available.  Related to this, for those with mental health problems, it was found that greater levels of support are required generally in relation to housing, specifically to form filling, appropriate advice, and building confidence in engagement with statutory agencies and living independently.  

Physical Characteristics of the Property

The findings in relation to physical characteristics of properties required for this group primarily relate to the following key factors:

· Accessibility – there is a need for ramps and ease of accessibility to the property, including width of entrances and internal doors and lifts in the case of apartment blocks.

· Bungalows and Ground Floor Flats – these are the preferred types of housing for this group although it was perceived that older people are often given priority for this type of housing and that there are long waiting lists.

· Internal Configuration – open plan properties are preferred by wheelchair users as it enables them to move around with ease.  More generally, it was found that additional space is required compared to, for example, standard one-bedroom flats.  In addition, for those not requiring constant use of the wheelchair, storage space is also important.

· Additional Facilities – appropriate bathroom facilities, including walk and/or wheel in showers, were a key need, in addition to appropriately designed kitchen facilities.  

· Carers – in some cases, a need was identified to provide space for live-in and/or overnight carers to stay in the property.

· Parking – the majority of wheelchair users had access to a car which facilitated their independence and ability to work.  Allocated and reserved parking was therefore a key requirement which should be incorporated into residential design guidance and masterplans. 
3.3.7 OLDER PEOPLE 
Older people are defined as individuals over 50 years of age and were identified as a key group of emerging and changing housing needs.   This is primarily due to longer lifespans, changing lifestyles and local social policy focusing more on home-based care.  Therefore, more older people will be moving into new accommodation as children leave home and health and care needs change. This change of aspiration for homes in old age is therefore an important consideration for New Heartlands in its future planning and delivery, as this research suggests that the demand for these properties exists within the Pathfinder area. 
Methodology

Older people were defined for the purposes of the research as incorporating those over the age of 50. Older people were consulted through two mechanisms:

· A focus group was held at the Active Living Centre in Liverpool;

· A focus group was held at the Cosmopolitan Housing Luncheon Club in Wavertree.

Current Circumstances

Around half of the older people consulted with were owner occupiers with the remainder either living in private sector rented accommodation or supported housing provided by a RSL. Housing types included a mixture of accommodation, including semi-detached housing, terraced housing or flats with shared kitchens and living rooms. Of the older people that were owner occupiers, most had lived there for over 10 years.  For those that lived in supported housing, they had lived there for between a few months and several years. There were a variety of reasons for older peoples’ current locational decision-making and housing choice. These include:

· Proximity of family and friends; 

· Living close to work before retirement;

· Affordability; 

· Support and care needs;

· Enjoying the company of other people (for those living in supported housing) yet still having their own space; and

· Enjoying being self reliant and independent.

The older people consulted with either lived with a partner, alone, or with others in supported housing groups. The areas were diverse and incorporated some within the NewHeartlands area, with a number in Kensington, Wallasey, and Everton.  Changing health and care needs were the only reason cited for moving home. One elderly gentleman lived alone on benefits, and felt that whilst he would like to continue to do so, realistically he would have to move in the next few years as he expected his health to deteriorate. 

There was a mixture of rented social housing including flats and bungalows in supported housing developments with support and/or care staff. The homes were in the Wavertree area and also Sefton Park.  The people living in the Cosmopolitan housing development were extremely happy with it. They liked the feeling of community it gave them, and the security of having staff available, while not resembling a care or nursing home. Those that lived near Sefton Park in flats were very happy there, primarily because of the closeness of the park, and quietness of the area. 

A number of the consultees were living in large houses and wanted to move to a smaller bungalow or flat in the very near future.  This was due to feeling isolated in a very large house and the difficulty with maintaining and keeping the house clean when movement is more difficult. In addition, at least one was on a waiting list for supported housing in a flat or preferably a bungalow, but she expected that this would take a while as she was not in danger of losing her home. 

Location and Community
Housing aspirations amongst older people were either to remain independent in their own home or move to appropriate supported housing. Those who were owner occupiers often wanted and expected to live in them until they died, and would prefer home help and care to enable them to do this. None of the older people consulted with wanted to live with their relatives in the future. Reasons for this included wanting to maintain independence and their own space and also not wanting to be a ‘burden’ on their family.

Older peoples’ satisfaction with their area seemed to be significantly dependent on levels of anti-social behaviour by young people. If there was a problem with anti-social behaviour, such as loud or threatening young people in the street, ball games in inappropriate areas and on people’s gardens, littering and a problem with drugs and binge drinking, then this had a significant effect on their levels of satisfaction with their neighbourhood.  If the area directly around their home was perceived as being quiet, however, then it was perceived as a good place to live and there were high levels of satisfaction with the local area. 

A clear example of this issue of neighbourhood satisfaction was two groups of older people who lived in Kensington. The group who lived in a quiet cul-de-sac thought that the area was a nice place to live, and that recent regeneration money had been well spent on projects such as upgrading housing and improving property and shop frontages, creating a park, and new lighting.  In contrast, the older people living in a noisy thoroughfare were dissatisfied with their area, and perceived that it had declined recently. This was due to a number of factors including:

· Street cleanliness;

· Feelings of insecurity, linked to youth anti-social behaviour;

· Binge drinking, fighting and noise from the street; and

· Destruction of property such as gardens.

Other factors that were considered as positive amongst older people were clean streets and parks.  In addition, shops, most notably the post office, banks, GPs and easy access to public transport that enables them to access a hospital were all considered to be important attributes of a residential location. Shops were defined as being ‘local’ if the older person could walk there in around ten minutes, or accessed using a scooter. Access issues related to the street environment and street furniture were also a major concern. This primarily related to the need for suitably designed kerbs to allow scooter and wheelchair access and having clear pavements to enable this. 

The residents of Wavertree and Sefton Park were very happy with their area and wanted to stay there. A number had lived there for over 50 years and family and friends were living nearby providing them with a strong community support network. However, those that were not living in supported housing would like to move to such developments in the near future, as they wanted the extra care and support that such facilities provide, which demonstrates a demand for this type of accommodation. 

The frequency of buses was also extremely important to older peoples’ satisfaction with an area. The older people were very happy with the availability of frequent buses to Liverpool town centre, and also to the local supermarket. These were highly valued, and there was a worry that students moving out of the area would result in the withdrawal of these services or them becoming less frequent. 

The Olive Mount Community Centre forms an integral part of the development for older people and was highly valued.  Some of the older people consulted with attend the centre four times a week or more. This kind of community facility that offered cheap hot food, bingo, art classes and other activities was considered a very important way to keep up with friends and to avoid isolation.

There were some interesting reflections on older people moving after their houses being demolished as part of clearances. Unlike findings from Toxteth focus groups, the older people in Wavertree were extremely positive about the clearances and saw it as a chance to move into better quality and more suitable housing. A number stated that it was the best thing that had ever happened to them, and there was a strong consensus that the new development was much better that the old one. This was a combination of higher build quality, and the fact that it was designed with the needs of older people in mind, with community space and a buzzer system in case of accidents. Also the previous accommodation seemed to have been extremely badly built and inconvenient to live in. Although there was disruption during the construction period, they had now settled, and community bonds with others were kept as they moved into the same locality.  This was considered to be an important factor for the relocation and if it had not occurred, would have resulted in significant levels of dissatisfaction.

Economy 
Economic concerns were a minor problem amongst older people with relation to housing choice, although some expressed worry for family finding or losing their jobs in the downturn. With regards to their own housing situation, most of the owner-occupiers did not seem concerned about the value of their houses reducing, but one older person consulted with stated that as the economy has reduced the value of his house, he felt that he was ‘trapped’ as he could not sell it and realise its value. Those renting or in supported housing did not feel that the economic downturn affected their housing choice. Those that wanted to continue to own and perhaps purchase a new house were not concerned about obtaining a mortgage. No-one expressed concerns or issues around obtaining rent deposits, and there was little interest in rent deposit schemes. 
Tenure

Those older people who were owner occupiers generally wanted to continue to be in the future. Those that rented, from either private or social landlords, did not want to change this status in the future, although one private renter suggested that they would probably be renting from an RSL in the future as their care needs change.  

None of the older people were attracted to a shared equity scheme or rent to buy. Those that owned their house did not want to give up any equity, and those that rented did not see themselves in a position to buy, even with these schemes. The one lady that talked about selling her house and moving to a rented property wanted to realise all of the value to support her care and give the rest of the money to her family.

Those that were living in supported housing, or would be in the future, expected to live with other households, although their own room and bathroom would be key factors in their decision-making to live in this type of accommodation.  Key support needs were related to healthcare, such as arranging home care, supported housing or accommodation for care, and they would look to healthcare providers, Social Services and Age Concern to provide these services. 

Most of those older people who were owner occupiers in Wavertree wanted to continue to do so, whereas the social renters were equally happy with their housing association.  Some older people are also keen to sell their properties and start renting with a Housing Association.  The primary reason for this related to supporting grandchildren and other family members to buy their own properties also in addition to concerns related to the costs associated with any necessary future care.

Physical Characteristics of the Property
Older peoples’ housing aspirations primarily related to their current housing status and care needs.  If they were able to live independently, most wanted to live in a semi-detached or detached property.   Those that needed supported housing generally wanted a flat or room and bathroom, with shared living areas. Two or three bedrooms were the general aspiration, as this would enable family and friends to stay.  In addition, in terms of planning for the future, they felt that a second bedroom would enable a carer to stay if overnight care was needed.  Such findings are very similar to those that emerged from consultation with disabled people of any age group. 

Accessibility was important for those that had access issues.  This included features such as a stair lift or the capacity to install one in the future if required.  Similarly, accessible bathrooms and other design features were considered to be important.  In addition, most older people wanted access to a garden that was enclosed, as there was a fear of crime and vandalism if there was not fencing.  The Wavertree residents had greater access needs than those older people consulted with at the Active Age Centre. These included wide stairs and corridors and appropriate bathrooms. 

A bungalow was seen as the best possible accommodation amongst all older people.  However, there was recognition that it was more work in terms of upkeep than a flat. It was also felt that there were not enough bungalows to move into within the sub-region, and that a suitably equipped and accessible flat was an acceptable second choice. This suggests there is some scope to incorporate an increased number of bungalows and accessible flats into masterplans for new schemes in the Pathfinder area, dependent upon land availability and required development densities. None of the older people consulted with wanted to move into a care home, and all valued the space of an individual flat, house or bungalow, with separate kitchens and bathrooms, with on-site support and care services where required. 

3.3.8 SINGLE FATHERS
Single fathers have been included as an additional group of emerging households as the research has identified that they have unique needs in relation to housing that NewHeartlands should seek to address in its future planning and delivery of activity.  These needs emerge from the outcomes of relationship breakdowns and it can therefore be argued that single fathers also fall within the definition of concealed households.  In summary, it can be concluded that the needs of this group are highly variable, but demonstrate a number of commonalities that NewHeartlands should consider in its future delivery.
Methodology

Consultation was undertaken with single fathers who have experienced relationship breakdown through attendance at an existing forum, Families Need Fathers.  This national organisation is a charity that plays an advocacy role to support its members with the legal implications of relationship breakdown, child custody arrangements, and to provide a networking opportunity for individuals facing these problems.  Attendance at the forum enabled the facilitation of both one-to-one interviews with single fathers in addition to small group discussion to identify housing problems, needs and future aspirations.

Current Circumstances

The current housing circumstances of those consulted varied by individual situation, the nature of the relationship breakdown, and to a significant extent, housing status and tenure prior to this breakdown occurring.  It is possible to categorise these circumstances as follows:

· Private Rented – a number of single fathers consulted lived in private rented accommodation.  Whilst this was considered to be expensive and non-preferable, the main reason for this housing choice related to the need to have adequate housing arrangements in place to meet the requirements of custody agreements made on a legal basis.  For single fathers with joint custody or regular access, it was found that this could only be achieved if they had suitable accommodation available for the child to stay with them.  It was stated that due to being single however, obtaining housing through traditional means, such as Liverpool City Council or Housing Associations, was not possible.  Their single status meant that they could only obtain ‘single-person’ accommodation through these sources, which would not meet their custody responsibilities.  For these single fathers, it was therefore considered that privately renting housing with several bedrooms was their only option in order to see their child.

· Concealed Households – a number of single fathers consulted with were effectively homeless and can be defined as concealed households.  In the majority of cases, these individuals had experienced a relatively recent relationship breakdown and were therefore staying with friends and/or family on an interim basis.  In some cases, it was stated that following the relationship breakdown, they had slept in their car initially due to a lack of a place to stay in the locality and wanting to remain close to their children.  For this group, housing aspirations largely consisted of remaining within close proximity to their family, but obtaining suitable housing to enable custody arrangements to be facilitated.

Homeless Single Fathers – a number of those consulted were declared homeless and staying in hostels or other temporary provision.  For this group, it was perceived that their housing circumstances resulted from the fact that they were single and that the housing waiting lists prioritise families and other groups that statutory agencies perceived as being in greater need.  This was considered to present a significant barrier to access arrangements to enable contact with their children, especially related to the lack of suitability of one-bedroom flats for this group. The consultation also highlighted the significant lack of provision for homeless males in the city and the failure to acknowledge the effects of mental health problems on this group.  In some cases their partner’s domestic violence or false allegations of this were also noted as a problem that can affect housing choice and aspiration. 
Location and Community

The core finding in relation to the locational and community infrastructure needs related to housing choice for single fathers related to remaining in close proximity to their former partner and children.  It was a universal finding that these individuals wanted to be ‘good fathers’ and to see their children on a regular basis.  Therefore, particular areas of the sub-region or specifically within the HMRI area were not identified by them as being attractive or unattractive – the key locational decision-making factor relates to the current residential location of their children.  This is a natural outcome of the research but the varied locations in which these fathers lived makes it difficult to identify specific areas in which they would like to live.  

However, when discussing the HMRI area, those consulted were generally positive about the potential for taking up residence within it, with the caveat that they do not simply want to live in one-bedroom apartments, for the reasons previously highlighted.  There was also a perception that the areas of new housing are designed for families, in addition to the services and infrastructure developed alongside them.  For instance, one father living within the HMRI area stated that rather than take his children to new play areas developed as part of the programme, he would rather travel further to a different park.  This was due to a perception that these areas are designed primarily for families and/or single mothers and that a single father playing with a child there looks out of place compared to other groups utilising such a facility.

Other locational factors included a safe area in which to live with low levels of anti-social behaviour and environmental degradation.  This was due to a perception that if they lived in such an area, where relationship breakdown had not been amicable, this could be a prejudice in relation to their custody arrangements.  Single fathers also felt that access to public transport was important, to be able to both travel to see their children, take them on outings, and primarily, in order to access employment opportunities.  This financial aspect was considered to be important in both supporting their child, but also to financially support themselves and build a ‘decent’ home following relationship breakdown.

Economy

The economic factors of housing for single fathers are somewhat unique to this group and again varied significantly between individuals.  It was a common finding that following them leaving the family home, finance is heavily constrained for this group by two key factors.  First, many had continued to pay the mortgage on the family home and this was accounting for a significant proportion of their income and limiting their ability to obtain their own housing.  For these fathers, private renting was often not an option due to this financial burden and they fall into the definition of concealed households.  However, this was also only an interim arrangement in many cases until a legal settlement was reached, although this can take a number of years in particularly complex situations.  Second, the financial implications of supporting themselves and paying CSA requirements were considered to be a significant barrier to a longer-term housing solution.

The effects of the current economic climate were varied for this group.  Due to the fact that a number held existing mortgages despite not living in the property it was found that home ownership on an individual basis was not a possibility.  Similarly, for those defined as concealed households or in unsuitable housing, it was not the current economic climate that presented a barrier, but the financial implications of not living in the family home.  However, the general perception was that the recession both threatened them with redundancy, thus further constraining their finances, but would also further limit their housing choices in the future.
Tenure

The tenure aspirations for this group was dependent upon their previous tenure at the family home.  As previously highlighted, for those with existing mortgages, home ownership would be the longer-term aspiration following legal settlements.  However, it was consistently highlighted that high house prices would limit their housing choice, and they would not necessarily be able to live in the more affluent areas with the types of housing they would require to enable access to their children through custody arrangements.  A number stated that they would sacrifice the quality of the area for a property with the appropriate number of bedrooms and facilities that Social Services would require to enable them to see the child and for them to stay overnight with their father.

Single fathers demonstrated significant interest in the Home Ownership products currently available through NewHeartlands and other sources.  It was felt that if this would enable them to access a property with the requisite number of bedrooms or facilities to support a child then this would be an attractive option.  For others who did not wish to make a financial commitment such as this, it was stated that there is a requirement for social rented housing to be both made available to single fathers with an acknowledgement of their needs in relation to the number of bedrooms, but also at rents that are affordable in the context of their financial circumstances.

Physical Characteristics of the Property
Key findings in relation to the physical characteristics of the properties required by single fathers can be summarised as follows:

· Bedrooms – one-bedroom flats are not suitable for single fathers with regular access to their children on an overnight basis as this does not meet the Social Services and court requirements.  A possible solution if properties with multiple bedrooms cannot be made available is the installation of temporary partitions to ‘create’ a bedroom when the child stays overnight.

· Heating and Ventilation – those fathers living in unsuitable private rented accommodation complained that this predominantly terraced form of housing often did not have double glazing, sufficient insulation or adequate heating systems to enable them to care for a child properly and that this could compromise their access arrangements.

· Bathrooms – a problem was highlighted for single fathers living in one-bedroom flats that these often only have shower cubicles installed, which are not suitable for bathing children.
4. Conclusions and Recommendations
This section provides a summary of the headline findings to emerge from the research with a series of strategic recommendations for NewHeartlands to meet the needs of emerging households in the future.
4.1  Introduction

The delivery of the primary research across the groups of emerging households has enabled the identification of a series of headline findings to meet the following aims and objectives of the research:

· To develop an understanding of how emerging households are being affected by changes in the local economy and the restriction in securing mortgage finance as a result of the credit crunch;

· To identify how individuals’ housing aspirations are changing in respect of housing type and tenure, as a result of financial and economic change; and

· To link changes in aspirations to the evolving housing market renewal strategy. 

The research findings have been analysed to develop a number of strategic recommendations to support NewHeartlands in meeting the needs of emerging households in its future planning and delivery.  These observations and recommendations can be categorised according to a number of thematic areas:

· Current Circumstances

· Location and Community

· Economy

· Tenure

· Physical Characteristics of the Property

· Future Monitoring

4.2 Current Circumstances


WME would make the following observations in relation to the current circumstances of emerging households in the NewHeartlands area:

· There is significant variability in the current circumstances of emerging households, even within the distinct groups identified. This relates to a number of factors including marital status, employment, proximity to friends and family and town or country of origin. Although affordability is a key consideration in relation to the tenure of a property, locational factors appeared to dominate the decision making process. The exception to this was those people currently in social rented accommodation and individuals with disabilities who, in a number of cases had little choice in either location or tenure, due to the limited availability of suitable housing.
· Consequently, the impact in terms of demand for housing in NewHeartlands is mixed. For some currently living outside the HMRI area, the provision of appropriate and affordable housing would encourage them to consider locating within the Pathfinder. However, for others, the poor reputation of a number of neighbourhoods, particularly in relation to crime and the physical environment, lead the Pathfinder being viewed as a “location of last resort.”  Place making, branding and imagery of the Pathfinder neighbourhoods will be important to their future attractiveness to potential occupants.   
· Satisfaction with current living arrangements is varied. Though most were reasonably satisfied with their current living arrangements in the short-term, the medium to long term aspirations typically indicated a desire for significant change. In the majority of cases this related to the type and size of housing rather than location. For those living within the Pathfinder and particularly older people and BME residents most appeared happy to remain in their current location. As the majority of dissatisfaction was linked to anti-social behaviour and issues of environmental quality, providing suitable measures are put in place to address this, significant outflows from the Pathfinder seem unlikely. 
· A significant number of individuals classed as emerging households currently live in private-rented accommodation. Though certain groups, particularly young professionals and students, were satisfied with this arrangement, for many it is an inevitable outcome of a limited supply of social housing and the inability to pursue home ownership. In addition, for some groups private or social rented accommodation solutions were sought due to the poor quality of private housing available within the area they wished to reside.  

· For emerging households that are relatively new to the areas in and around HMRI Programme, current living arrangements, particularly in terms of spatial location, are largely determined by perceptions that ‘these are the areas in which these groups live’ driven by other members of these groups.  

WME would make the following recommendations in relation to this thematic area:

· NewHeartlands should continue to pursue a strategic direction of travel that ensures the development of a mixture of tenure, housing type and location that meets the disparate and varied needs of the groups of emerging households consulted. Fundamentally, this is grounded in the national drive towards the development of sustainable and mixed communities. 

· There is a need to better ensure that the quality of the private rented sector is improved and maintained. There is a need to better understand the role of this sector in meeting housing needs given that it is a growing tenure. 

· Where there is aspiration for owner-occupation from those currently in the private rented sector, this can be promoted and supported by improved marketing of the range of home ownership products on offer. 

· NewHeartlands should recognise the unique needs of particular groups of emerging households and the fact that current housing provision is in some cases failing to meet their needs in full. Clear examples of this relate to single fathers and those with mental and physical disabilities. Future development should incorporate a more flexible design approach in recognition of these specific requirements and should not be bounded by assumption based perceptions of the needs of these groups. 

· The full consideration of the current housing circumstances of emerging households and a demonstrable commitment to addressing their future needs will support NewHeartlands in achieving its core objectives to attract additional and diverse households into the HMRI area. 

4.3 Location and Community

WME would make the following observations in relation to the future location and community preferences of emerging households in the NewHeartlands area:

· Housing aspiration in relation to future location and community infrastructure needs is again variable between the groups of emerging households identified. On a universal basis, the key constraining factors are income and the availability and affordability of housing. However, though these factors are critical in terms of  when and how households are able to emerge, the importance of location should not be underestimated, particularly in terms of the factors driving progression within the housing market 

· Key factors in locational decision making and future housing aspiration are driven by quality of the physical environment and the perceived levels of crime and anti-social behaviour considered to affect particular areas. This is borne out by the fact that for those emerging households currently renting accommodation but with aspirations for owner occupation, there is a preference to rent in an area of perceived higher quality rather than buy in an area where it is perceived that these problems exist. 

· A further driver of future locational decision making relates to the extent of pro-social relationships including ties to family, friends and community support networks. This was especially identified in relation to the needs of single fathers, BME communities and older people compared to the more transient populations of younger people and economic migrants. 

· The consultation identified that there is significant awareness of ‘regeneration activity’ related to housing within the sub-region, however there is a significant lack of awareness of ‘NewHeartlands’ as a specific branding of this activity. The impact of this is a limited understanding of the wider social objectives of the programme combined with a concern that in driving forward its activities (for example clearance) this will result in the breakdown of the existing pro-social relationships identified.  

· Amongst some groups there is a perception that particular areas or neighbourhoods have limited community cohesion and are therefore unattractive as residential locations. Without further action to address this, the problem may be perpetuated and limit the extent to which diverse and sustainable communities can be developed through NewHeartlands activities. 

· For those living outside the HMRI area there is limited awareness of the housing offer and the aspirational communities NewHeartlands is seeking to develop. Though individuals and groups welcome the provision of affordable and appropriate housing, the poor historical reputation of a number of areas within the HMRI limit the extent to which the Pathfinder is considered as a potential future location. This therefore suggests that a twin-track approach of marketing the housing offer within the Pathfinder, together with environmental improvements, would have the greatest impact on the number of emerging households considering it as a future location.
WME would make the following recommendations in relation to this thematic area:

· NewHeartlands should promote its activities more widely through a mixed methods approach to raise awareness of the programme and its objectives to a diverse audience of emerging households. By developing appropriate solutions to the needs of emerging households and promoting them accordingly the HMRI area will be in a position to compete more effectively with other locations in Liverpool, Sefton and Wirral. 
· There is a need to send clear, consistent messages about the positive change occurring in target neighbourhoods. It is vital that these messages are communicated to a range of communities and emerging households both within the HMRI area and outside of it. 

· NewHeartlands should ensure that within future masterplanning exercises the differing needs of emerging households are incorporated in terms of property design, housing type, community infrastructure and local amenities. This should not be limited to the development of new properties but also include the refurbishment of existing properties. 

4.4 Economy

WME would make the following observations in relation to the effect of the current recession on emerging households in the NewHeartlands area and the implications of this for future housing needs and aspirations:

· The effects of the current recession demonstrate significant variability according to the circumstances of emerging households, even within the distinct groups identified. For example, for older people the current economic climate is a lesser concern compared to the experiences of other groups consulted. 

· For many of the groups consulted the recession has compounded the barriers that exist in finding suitable housing. For example, there is considerable latent demand for owner occupation both within and outside of the HMRI area, but these households are likely to be further from achieving this due to inability to access credit and uncertainty regarding the future economic climate, particularly in relation to job security.   

· For some interested in owner occupation, particularly those who view their employment status as relatively stable, the downturn in the housing market is viewed as a significant opportunity. However, the uncertainty which surrounds property values and the ability of individuals to access credit is limiting the extent to which home ownership is being actively pursued. In a number of cases advice on the accessibility of credit had not been actively sought therefore perceptions were largely based on messages conveyed through the media. 

· The current economic climate has increased the numbers of emerging households seeking RSL and private rented accommodation. The evidence suggests that this increase in demand has not resulted in a consequent increase in rental levels, although private rented accommodation was still considered by many to be a sup-optimal solution due to the higher costs associated with it. 

WME would make the following recommendations in relation to this thematic area:

· NewHeartlands should further promote its range of home ownership products and the variety of tenure options available to potential residents in order to mitigate against the effects of the current economic climate. This will both support the objectives of the programme in terms of increasing the number of people living within the HMRI area, but also serve to address some of the misconceptions associated with the impact of the recession on the housing market. 

· NewHeartlands should explore with lead developers the options for capitalising upon lower land values. This should include the potential to facilitate the development of lower density housing types to meet the needs of emerging households in relation to physical characteristics, tenure and most importantly affordability. 

· There is a need for NewHeartlands to review its strategic objectives to ensure that the programme remains relevant to the needs of the local population. Although the long-term aspiration for increased levels of home ownership should remain, it should be placed within the context of what is realistically achievable given the current economic circumstances. This may therefore necessitate an expansion in RSL provision. 

4.5 Tenure

WME would make the following observations in relation to emerging households’ tenure preferences and the implications of this for future housing needs and aspirations:

· The consultation has identified that while the majority of emerging households are living within private rented or RSL housing, this is largely a product of necessity rather than being their preferred housing choice. In the case of the private rented sector this is largely due to the waiting lists associated with obtaining RSL housing, the latter being preferable due to its generally lower cost.

· Owner occupation is the long-term aspiration amongst the majority of groups of emerging households consulted with but for some is unlikely to be a realistic prospect in the short to medium term. There is evidence that amongst older people, whilst remaining in owner-occupation is preferable, future care and support needs may necessitate housing choice with non-traditional tenure types and their movements into (semi-)supported types of accommodation. 

· The research has identified that in pursuit of home ownership aspirations there is a keen interest amongst certain groups of emerging households consulted in the range of flexible ownership products currently being made available through NewHeartlands and its partners. These include young people currently in RSL accommodation and single fathers. However, despite this significant interest and the realisation of the potential benefits such schemes have to offer these households, there is a considerable lack of understanding and awareness of the processes by which individuals can apply for this type of product, or indeed how these mechanisms work in practice. This is particularly true of those individuals who are currently residing in private-rented accommodation. In addition, despite recognising the benefits of these products some felt that the cost implications were still too severe although most agreed that rent-to-buy schemes were likely to be the most attractive and viable option.

· In general, it was found that the size, quality and location of housing were of equal if not greater importance than tenure, when making housing choices. Changes to tenure were most likely to occur due to changes in personal circumstances, for example relationship breakdown or economic status. 

· To an extent tenure of housing was also determined by the specific support requirements of individuals. For example, those with mental health problems, whilst in some cases financially capable of home ownership, were reluctant to live independently. In other cases, other support requirements have been identified in relation to accessing housing, including advocacy, translation and financial services.

WME would make the following recommendations in relation to this thematic area:

· NewHeartlands and its partners should actively pursue a marketing and awareness raising strategy to further promote the range of home ownership products available to those seeking owner occupation of some form. Specifically, rent-to-buy schemes should be further expanded and promoted where it is feasible to do so, ensuring that they encompass a range of properties and locations.  

· It is fundamental that adequate support mechanisms are developed, or where already available, further enhanced, to facilitate access to advice resulting in improved ability to make informed tenure choices. This support must be delivered via approaches that accurately meet the needs of specific groups and ideally through existing organisations to ensure that information reaches a wide range of audiences. 

· NewHeartlands should work with partners to ensure that the experience of accessing housing advice and support is perceived by the recipient to be a positive one rather than a time consuming and negative process, which the research identified as being the case in certain circumstances. 

4.6 Physical Characteristics of the Property

WME would make the following observations in relation to emerging households’ preferences in terms of the physical characteristics of properties and the implications of this for future building programmes within the HMRI area:

· Across all groups of emerging households consulted, it is clear that the preferred dwelling type is houses, both detached, semi-detached and as a minimum terraced. Clear importance was also attached to the availability of individual gardens and other forms of shared recreational space such as nearby parks and play areas. However, there is recognition amongst some groups that new build apartments will be the most likely type of housing they are able to obtain. 

· Though a number of groups identified poor quality as being a significant problem associated with existing housing, concern was also raised about the quality and size of new build properties. 

· Although size and quality were overriding considerations, certain groups identified more specific needs. For example, those with physical disabilities noted the lack of accessible properties across all areas covered by the HMRI programme and that demand for suitable properties such as bungalows is high amongst older people who may be prioritised in relation to their allocation. 

· Proximity to public transport routes to allow access to employment and education opportunities, leisure and recreation activities and other amenities such as doctors and/or hospitals is an important factor for all groups consulted. In addition, as most aspire to own their own transport or do so already, the provision of sufficient parking was deemed to be important in addition to the availability of spaces for visitors. 

· The quality of the local built environment and the design of the streetscape are considered to be important in defining the attractiveness of an area or development to potential occupants. Specific examples include quality of paving and gentle gradients to ease the movement of wheelchairs and other mobility solutions and safety considerations to allow children to play. 

WME would make the following recommendations in relation to this thematic area:

· NewHeartlands should ensure that in its masterplanning exercises sufficient attention is paid to the amenity needs of emerging households as outlined above. This will require ongoing consultation that extends outside the boundaries of the HMRI area, prior to each phase of design, build and refurbishment. 

· NewHeartlands should review its approach to the density of development and consider the feasibility of providing a broader range of properties to meet the needs of emerging households identified. The financial feasibility of this proposal will need to be fully considered as it has implications in terms of land values and capital receipts. However, the evidence has shown a greater demand for lower density forms of development such as houses and bungalows compared to the development of new build apartments.

· There is a need to consider alternative and innovative mechanisms to provide flexible solutions to more specific housing needs identified by certain groups of emerging households.  For example, for single fathers this could include the use of partitions to create extra bedrooms during times in which children are staying due to custody arrangements. 

4.7 Future Monitoring 

The research has led to a series of significant findings regarding the needs and aspirations of emerging households both within and outside of the HMRI area. The recommendations made should be disseminated amongst key programme staff and partners to identify practical options for implementation. 

In addition, the research has shown that the needs and aspirations of emerging households are variable and that to some extent they are likely to vary over time and evolve in the future. These needs and the extent to which they have been addressed through the recommendations of this research should therefore be monitored on an ongoing basis.  Potential mechanisms include: 

· The qualitative nature of this research has been of significant value in the identification of the in-depth needs of groups of emerging households. These qualitative insights may need to be supplemented in the future by less focused quantitative survey research to establish a baseline and facilitate monitoring of the programme’s success in meeting the needs of these groups. 

· Enhanced information sharing between NewHeartlands and lead RSLs regarding the number of emerging households that are seeking housing solutions. This will ensure that any changes in the composition of emerging households can be identified, marketing activities more clearly targeted and the housing trends of emerging households more accurately identified.  
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