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Executive Summary
Over the past 25 years housing ownership trends have been transformed within the UK. The attraction of home ownership and the “right to buy” has seen a marked reduction in the renting sector. Many have viewed the purchasing of property as their primary investment. More recently, the issue of second home ownership has begun to feature as a regular discussion point across central and local government. Certainly the amount of media interest has been substantial, particularly in relation to the “impact” of second homes on community life and local housing markets. In the wake of a national debate around the balance of local government funding, the ability of councils to reduce the discount given to second homeowners, has also pushed second homes up the local political agenda. 

Suffolk is not alone in beginning to consider the impacts of second homes. This report has looked at some of the other areas significantly affected, for example Cornwall, Devon, parts of Wales and north Norfolk.

An early analysis places Suffolk in the “average but growing” category for second homes penetration of the housing market. Growth is focused more heavily on specific coastal areas in the Waveney and Suffolk Coastal districts.

Clearly, local government’s primary interest in second homes concerns the reported “impact” on local communities. It is within the context of local council’s role to promote community well-being and the quality of life of local communities that the demand for this study has arisen. 

What does this report do?

Given the significant amount of interest locally, Suffolk County Council’s Policy Unit, with the co-operation of district and borough councils and other stakeholders, have undertaken time limited desktop research and qualitative research to examine the impact of second homes on Suffolk’s communities. The report focuses on the potential impacts on the local economy, local services and housing and provides options for the County Council and partners to take forward with regards to addressing issues associated with the growth of second homes in Suffolk, such as affordable housing.

Findings

Within the research period, it has proved to be extremely difficult to access information and data relating to second homes and their impacts. Definitions are not consistent across data-collecting bodies, and data on second homes has only recently become of interest. Often the data is not in a useful or localised form.

We do know however, that second home numbers in Suffolk are growing and the rate is accelerating in particular areas of the county. The highest density of second homes are in the coastal areas of Southwold, Walberswick, Aldeburgh, and Bawdsey, with areas such as Leiston appearing to be the next “hotspot” for second homes growth. 

To an extent this growth can be countered by the general growth in housing in Suffolk. Proportions of second homes across the housing stock remain stable, until you break down the growth into very small localities.

This initial research has uncovered an array of issues that have become linked to the issue of second homes. Qualitative research and some desktop findings provide anecdotal evidence linking the growth of second home development and ownership to a range of impacts on local economies, employment patterns and population migration, housing markets and community cohesion. Consultations with stakeholders have provided many examples of the impacts they instinctively feel that second homes bring to communities. 

These include:

· Experiencing a decline in traditional businesses in communities; 

· More pressure on local services in these areas including waste collection, and transport services;

· Decreasing local housing supply;

· Pushing up house prices;

· The disappearance of traditional support networks as populations in these communities change. 

And yet, from the data available it is not possible to directly associate the link to second homes for any of the detrimental, or indeed beneficial patterns in local communities. What does become apparent is that the issue of second homes is only one part of a complex pattern of factors influencing local economies and local housing needs.

A more precise analysis of causation of the impacts linked to second homes growth would require data collection of economic and social indicators be much more localised (to parish or ward level).  

Conclusions

Second homes in Suffolk have become a high profile and highly emotive issue for debate in recent years. The visibility of the growth of second home numbers, and the inevitable invisibility of second homeowners within small communities can fuel this debate.

However, whilst recognising the potential impacts of second homes in those parishes and wards in demand along the County’s coastline, it is not possible to substantiate these qualitative findings with hard statistical evidence. At least - not at this time.

It would be folly to dismiss the qualitative research findings in the report, but much more longitudinal case study research is required around the potential second home “hotspots” in Suffolk, to validate the claims.

The substantive conclusion of this report is that the second homes issue is just one part of a much more complex housing problem facing the county. As with other counties in the region, Suffolk needs to address housing shortages and in particular the availability of affordable housing. This should be the key collective priority for local councils and stakeholders resulting from this report.

Options

The main options include:

At national level:

· That local partners, the Suffolk Local Government Association, and the Local Government Association use this report to assist the lobbying of central and regional government for Suffolk’s fair share of affordable housing and infrastructure project funding to be made available in the region over the next four years; 

· That the Suffolk Strategic Partnership and the Suffolk Local Government Association support the findings of the report and submit these research findings to government with an option to:

· support a further study nationally and across Europe of the impact of second homes and their interrelation with affordable housing;

· be considered by the Lyons review of council tax funding in relation to second homes. 

At a local level:

· That this research confirms the current assessment of affordable housing as a major improvement priority for Suffolk as a whole;

· That the Suffolk Chief Executive Group agrees to co-ordinate closer working by local councils to improve data collection at very local levels to improve our understanding of localised impacts of second homes on housing affordability and local services. This may mean also selecting specific locations as ‘second home case study’ areas over the next two-year period. This work could be conducted in partnership with Suffolk County Council Locality groups and local Strategic Partnerships;

· That the county council, local councils and stakeholders undertake a wide ranging countywide review of affordable housing that considers all of the housing factors affecting local communities. This review should focus on how all partners can co-operate at a local level to make the most of funding that is available, as well as develop a clear strategy and targets for adoption by the Suffolk Strategic Partnership.

INTRODUCTION
1. Aims & Objectives

1.1 This report brings together the result of research into second homes as part of a project to develop a comprehensive evidence base on which to assess their impact on local communities in Suffolk. The key elements of the project were to identify the main impacts of second homes on local communities, and to develop options for ameliorating any detrimental impacts whilst ensuring benefits are maximised.

1.2 Following a preliminary literature review, relevant stakeholders from a variety of different organisations were interviewed, followed by an extensive analysis of available data. Consultation involved a range of interested localities as well as county and district councillors.

2. Methodology

2.1 The research utilised a combination of qualitative and quantitative methods. This included the use of a variety of primary (e.g. census and council tax information) and secondary (e.g. academic research and government reviews) data.

2.2 During the early stages of the project a number of potential effects relating to second homes were outlined in a letter sent to stakeholders (see Appendix A). These potential effects had been gathered from an initial review of literature, including reports on second homes and associated housing issues. 

2.3 Throughout the project it has been clear that there is a lack of literature dedicated to the subject of second homes. However, researchers from University College London were responsible for two reports for the Welsh Assembly and one for the Countryside Agency
 that helped situate this research into a wider national context. These reports highlighted some of the social, cultural and economic concerns that surround the second homes issue. 

2.4 The aforementioned reports indicated how attention can be mistakenly focused on second homes when there are other factors that have a greater impact on local communities, such as general migration pressures, local income deprivation and the scarcity of affordable housing. They have also indicated some of the beneficial effects of second homes, in regenerating properties and local service industries and attracting entrepreneurs into a locality. 

2.5 In addition, reports for estate agents and reports prepared for the Office of the Deputy Prime Minister
 were examined. They indicated trends and changes in the housing market, and provided further discussion of rural housing issues. The Barker review of housing
 was also examined, as it highlights several of the broader housing issues and offers some policy options at national level.

2.6 Data was gathered about housing and demographic trends; consequently, many conclusions inevitably refer to the broader housing and rural picture as much as to second homes.

2.7 This information was used as the basis for the qualitative interview stage. This ensured that discussion regarding the impact of second homes was considered within the wider context of the availability of affordable homes and social housing. 

2.8 The interviews took place over a three-week period in May 2004 and were semi-structured but allowed for the freedom of expression and the ability to expand on certain issues. A full list of stakeholders consulted is included at Appendix B.

2.9 Given these early findings, the focus of the project was widened to consider related issues, such as affordable housing and social exclusion, whilst maintaining the central emphasis on second homes.

2.10 In order to ensure consistency of information, interviews with key stakeholders were based on a single interpretation of the   term ‘second home’ (see paragraph 3.2). The interviews followed on to look generally at the impact of second homes, pinning down specific effects in certain locations. Interviewees were asked for their organisations’ perspective on second homes and the reasons underpinning that view. Finally, interviewees were encouraged to outline those policies and actions that they considered would be most effective in countering the negative effects and increasing the positive impacts related to increased second homeownership. From these interviews, it was possible to draw out the key themes and concerns surrounding the issue. An interview pro-forma is included at Appendix C.

2.11 The limiting factor for this research has been (and remains) the predominantly anecdotal nature of the evidence relating to second homes. For example, second homes are sometimes cited as exacerbating the problem of young people leaving villages, yet it is difficult to extricate this from other reasons (lack of employment, lack of facilities, desire for higher education) that may lie behind peoples’ decisions. This is not to dismiss anecdotal evidence, but to caution about the way in which it is used. 

2.12 The organisations consulted were both forthcoming and helpful in their expression of the concerns of their residents and constituents. Thus, even if any firm conclusions cannot be drawn regarding causation from the data collected, this investigation into the impact of second homes may help to highlight some of the issues facing rural communities in Suffolk. 

3. Summary of findings

Context

3.1 The key facts and figures relating to numbers of second homes in Suffolk are outlined below.

· The most recent figures show there are 5,857 second homes in Suffolk – equating to 1.9% of the total housing stock (2004 Council Tax returns).

· They are concentrated in rural and coastal areas, with seaside towns such as Aldeburgh and Southwold showing particularly high numbers. 

· There are second homes in every district in Suffolk, though they tend to concentrate in particular villages, with certain parishes consisting of 25% or more.

· Although 2001 census figures show a gradual increase in second home numbers over the previous 10 years (since 1991 Census), more up-to-date figures seem to show a steeper increase in Suffolk over the past three years. However, there is a discrepancy between census figures and Council Tax returns, indicating a different definition may be used. In addition, both Babergh and Ipswich councils noted that changes in legislation and definition might be responsible for higher numbers in 2004. 

Figure 3.1: The growth of second homes in Suffolk, by district
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Definitions

3.2 For the purposes of this project,  ‘second homes’ are defined as ‘privately owned properties mainly used for vacations that are not the sole or main residence of an individual’.

3.3 It is important to note that such holiday homes can take the form of chalets, which are more akin to a beach hut than a place of potential residence, and may have restricted occupancy conditions.

General Issues

3.4 Coverage of the impact of second homes in the media may have given a misleading impression of their impact on local communities, to the detriment of other, equally important issues.

3.5 Rural housing markets for example, are open to a range of external housing pressures. In recent years, such pressures – which stem from retirement, permanent migration, commuting and second home purchasing – have been seen to result in pockets of social exclusion and the loss of social integration. Half of new housing provision in Suffolk is designed to respond to these social and demographic changes. A more detailed analysis of these changes can be found in the Housing section of this report.

3.6 Second homes in Suffolk are part of this much wider housing picture where rising numbers of long-term empty properties and the problems of affordability are highly significant. 

3.7 Second homes are indicative of wider problems of affordable housing in Suffolk, but may not be a large causal factor when considering the county as a whole. It is important to note that problems of affordability also exist in areas without large numbers of second homes.

3.8 Although research suggests the majority of second homes used to be small, low-maintenance and low-tax band properties, purchasers are now competing for a full range of property types, according to a report prepared for the Council of Mortgage Lenders
. As can be seen in the figure (3.9) below, second homes in Waveney are concentrated in the lower Council Tax bands, whilst in Suffolk Coastal, which has a larger number of second homes, and also in Babergh, the balance shifts more towards the centre of the Council Tax bands, with a significant proportion of the districts’ second homes in the higher Council Tax bands. Caution should be exercised as Waveney has a higher proportion of lower Council Tax band properties than Babergh and Suffolk Coastal districts, but even so the number of second homes in higher tax bands in Suffolk Coastal is considerable.
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3.9 Current planning policies cannot directly influence or manage second home numbers. The majority of stakeholders consulted agreed that there is a need for more to be done to influence the growth of the second home market in Suffolk and the UK as a whole, while recognising that banning or restricting second home purchasing is both undesirable and unrealistic as an objective. 

3.10 Respondents agreed that the actual impacts second homes may have on local communities need to be measured and policies put in place to compensate those most affected.

The Possible Impacts

3.11 Research tested the assumptions outlined in paragraphs 3.12 to 3.15, which formed the terms of reference for the project. It should be noted that the relationship with changes in the council tax discount on second homes was not within the remit of this study. 

3.12 Economic
· Areas with second homes may experience a decline of traditional businesses, perhaps unbalancing the local economy; 

· Second homeowners may make less use of local shops which may lead to closure;

· Second homes can bring new ideas and entrepreneurial activities to an area and boost certain trades, such as painting and decorating;

· The vast majority of employment in second home hotspot areas is seasonal which is also low-paid and unprofessional. Many local residents are forced to travel miles or move location, as they cannot afford to live and work in the area due to high house prices;

· More expensive living habits may create unsustainable communities.

3.13 Services
· Second homes may place fluctuating pressures on a variety of services, affecting local authorities’ ability to plan;

· Second homeowners make little use of local education services as even those with school-age children educate them in their home county - resulting in falling class sizes and potential school closures;

· More commuting places increase pressure on transport services and infrastructure;

3.14 Housing
· Increasing numbers of second homes contribute to a decreasing supply of available housing;

· Second home owners take up properties that would be attractive to first-time buyers, younger people and older people looking to downsize;

· The demand for second homes pushes up local house prices; 

· Second homes owners may transform some homes, improving standards and promoting good practice;

· Second home purchase may bring long-term empty homes back into use;

· Second homes growth may create the need for more development which could have wider environmental impacts.

3.15 Social
· Second homes can create a social divide among communities: resentment between locals and incomers;

· As the population of a particular area changes, traditional support networks dissolve;

· Newcomers’ enthusiasm and fresh new ideas can also be essential in creating or maintaining strong social cohesiveness;

· The younger population may be forced out of a local area creating a loss of family ties.

3.16 Many of the assumptions outlined above are based on anecdotal views on second homes and their possible impacts. Although these views provide a valuable insight into the issue they can be difficult to (dis)prove based on the quantitative evidence that is currently available. Causation of the impacts listed above is difficult to determine and correlate directly to the issue of second homes. Many conclusions inevitably refer to the broader housing and rural picture as much as to second homes.

3.17 The section on The Impact of Second Homes covers these arguments in full and, using all available data, attempts to draw firm conclusions on the issue. 

CONTEXT 

4. What are second homes? 
4.1 It is clear that there is little consistency or clarity around the definition of a second home and associated data collection.

4.2 According to the Office of the Deputy Prime Minister (ODPM) 92% of respondents to a consultation on proposed changes for Council Tax on second homes (2003) were satisfied with the distinction between unoccupied furnished and unoccupied unfurnished properties as the simplest and fairest way to distinguish between second homes and long term empty properties.

4.3 59% of respondents highlighted the need to treat ‘purpose built holiday homes’ (e.g. Chalets) as a separate class, and for them to retain the 50% discount. Furthermore, most respondents raised the issue of ‘tied accommodation’ for farm workers, members of the clergy and armed forces, highlighting the fact that it was unfair to ‘penalise’ them through ending Council Tax discounts.

4.4 Current data collection methods appear to use different classifications of second homes. The census definition of ‘secondary residences’ excludes empty dwellings not known to be second homes, posing the risk of many second homes going unrecorded. Gallant et al. (Welsh Assembly Report, 2000) suggest that necessary allowances for under-assessment of Census data and Council Tax returns need to be made.

4.5 On the other hand, the definition used by the Office of National Statistics puts together ‘company flats’, ‘holiday houses’ and ‘weekend cottages’ which are all very different and distinct types of dwellings. As mentioned earlier many holiday homes take the form of chalets, which may have restricted occupancy conditions, only allowing the building to be used for 7 to 10 months of the year. Similar to holiday caravans, they are often deemed unsuitable for winter occupation.

4.6 Even within the definition used for this project (see paragraph 3.2) there are differential markets. According to estate Agents FPD Savills, there are two distinct second home markets. ‘The first is the market for holiday or weekend homes, typically in close proximity to the coast (which makes up the majority of those in Suffolk). The second is the market in London where commuters, and those trading out of London in recent years, have acquired flats for weekday use.

4.7 Whilst it is clear that there has been an increase in the number of second homes in Suffolk over the past few years, until there are consistent definitions for data collection, it will remain problematic to draw together accurate assessments of market growth. For example, in the past some second homeowners may have classed their ‘rural’ property as their main residence and their (more expensive in Council Tax terms) urban property as their ‘second home’ so as to incur less Council Tax. The most recent figures provided by district councils indicate the following:

Table 4.7: Second Homes in Suffolk, by district

                     1991
  
          2001

 
2004
       


(Census)
        
(Census)

(Council Tax returns)

Babergh

258


373


546

Forest Heath

88


130


173

Ipswich

39


129


298

Mid Suffolk

310


379


382

St Edmundsbury
247


251


294

Suffolk Coastal
1377


1932


2780

Waveney

1063


1238


1384

Suffolk


3382


4432


5857

4.8 As the overall housing stock has also increased over this time period, the actual proportion of households that are second homes has not increased dramatically (it currently stands at 1.9%), but their concentration in certain towns and villages has, and Suffolk Coastal has seen their proportion increase from 3% of total housing in Census 1991 to 5.1% in 2004’s Council Tax returns. However, caution needs to be exercised when comparing census figures with Council Tax returns. The former may underestimate the number of second homes, making recent growth appear more pronounced than it actually has been.

Table 4.8: Housing Stock and Second Homes in the UK and Suffolk



   All household 
No of


Proportion of





spaces
second homes
total stock that are










second homes

ENGLAND (2001)

21262825
150718

0.7
EASTERN REGION (2001)
2312000
18000


0.8
 
SUFFOLK (2004)

302487
5857


1.9
Babergh


36887

546


1.5
Forest Heath


23018

173


0.7
Ipswich


53289

298


0.6
Mid-Suffolk


37994

382


1.0
St Edmundsbury

43820

294


0.7
Suffolk Coastal

54374

2780


5.1
Waveney


53105

1384


2.6
Source: Census 2001, District Councils.

5. Second homes - wider housing context

5.1 In the UK as a whole, Census 2001 puts the number of second homes at 135,202, forming 0.7% of the total housing stock of 20,451,427. However, second homes are not evenly distributed, with some areas showing higher concentrations than others. Some of the most popular locations for people to buy a second home include the Isles of Scilly, Dorset, Exmoor National Park and the Lake District. 

5.2 Suffolk is another popular location for second homes, with demand  from commuters and those wishing to retire in the county being significant external pressures. Although Suffolk has over twice the national average of second homes (at 1.9%), it is clear from the map showing the concentration of second homes in parishes (see Appendix E: Map), that they are concentrated in coastal areas and in only a few specific places. In a number of ‘hotspots’, all of which are on the Suffolk coastline, second homes form over 25% of the housing stock.

5.3 In Suffolk, most of the second homes are located within Waveney and Suffolk Coastal districts. Babergh now has over 500 second homes, whilst Ipswich and St Edmundsbury have less than 300. 

5.4 A study of which Council Tax bands second homes fall within (see Figure 3.9) indicates that rather than being at the top end of the scale, second homes tend to be in the lower bands, and thus the same types of properties as those sought by first time buyers, or those seeking affordable housing. 

5.5 In addition, the fact that a recent report for the Council of Mortgage Lenders suggests second homeowners are now seeking all property types indicates that demand is outgrowing supply. This could be the result of people using property as an investment, buying additional houses whilst prices are rising to sell for a profit later. 
5.6 Furthermore, first-time buyers who express concern about rising prices, but, for fear of losing out, pay more than they wish to in order to get on the property ladder, push up prices further. An added difficulty is that second home purchasers can often outbid local residents, also helping to inflate prices.
5.7 Suffolk remains a very attractive place to live. Its proximity to London attracts commuters, whilst the rural nature of the county appeals to people looking to ‘downshift’. As a coastal area with several major employers (British Telecom, Port of Felixstowe, Adnams Brewery and British Nuclear Fuels Limited), holiday homes are not the only reason people might move to Suffolk. 
5.8 In the June 2004 market report from Hometrack
 the highest house price rises across the UK were seen in Suffolk (0.9%), and city hotspots were headed by Ipswich, which recorded increases of 2.4%. The report concludes:

“Properties at the lower end of the market are selling quickly although those rising above £250,000 are remaining static for longer periods. The market in the area is still buoyant and the outlook for the year is positive.” 

5.9 Of course, Suffolk has not always been at the top of the market, and even now, with an average house price of £150,000, it remains an area with, in general, a low wage economy and yet rising house prices. For first-time buyers, the average price they pay for a property has increased by 75% from £80,000 to £140,000 since the first quarter of 2000.

5.10 Long Term Empty properties are also important in several respects. Some districts have quite considerable numbers of long-term empty properties. These properties are not on the market, are unavailable for use, and therefore contribute to the pressure on the housing market. Although they do not tend to be concentrated in the same parishes that second homes are, they nevertheless contribute to the problem of affordable housing. The Planning and Compulsory Purchase Act 2004 will enable councils to deal more effectively with this issue. 

6. European Experiences
6.1 In order to establish a comprehensive knowledge of the issues associated with second homes, research extended to an investigation of approaches across Europe. According to FPD Savills
, UK residents are more likely to own a second property abroad than one in the UK: 
“the real growth story is being seen in much sunnier locations. This has been for both high value and more affordable stock, in coastal and rural parts of S. France, Italy and S. Spain as well as locations further afield”.
6.2 Looking at European approaches towards second homes, France has opted for supply-led solutions, whilst Ireland has controlled new-build and directed it towards local need. In Italy, second homes are viewed as part of a wider economic renaissance, as is also the case in Spain, where economic revitalisation rather than restriction is seen as key to reversing the fortunes of rural communities. Sweden, however, is perhaps the most interesting European country to consider, as it has a vast second homes market that causes problems only in a minority of areas. The following paragraphs outline the main developments across the EU. 
6.3 France: Second/holiday homes are viewed as a positive force in the countryside, but even forces that are generally positive may bring some negative side effects. There is general support for the idea that certain households require assistance and this has been achieved by stepping up the provision of social housing. Recently, it has also been the strategy of government to build small social housing estates (of between 5 and 40 dwellings) aimed specifically at young people who are experiencing difficulty in meeting market housing costs in the more pressured rural areas. Effort is being made to ensure that such estates blend in with existing architecture, are integrated within current settlements, and are not obvious add-ons that may contribute to social exclusion.

6.4 Ireland: New-builds are controlled and directed towards local need only, with Social Impact Assessments used to guide the shape of such developments. As well as investigating why people move to the countryside, and putting in place policies to counteract this (town renewals), the government also has powers under the Planning and Development Act 2000 to acquire at agricultural prices up to 20% of land for social or affordable housing in new housing developments.

6.5 Italy: Second homes are viewed as part of a wider economic renaissance and as community impacts have so far been limited, there has been less land/planning restraint, though that may bring serious environmental problems. As more restrictive laws take effect across the country, problems stemming from stronger market competition may develop and the government seem likely to increase supply rather than restrict the purchasing of homes to local people.
6.6 Spain: Economic revitalization is seen as key to reversing the fortunes of rural communities, and so a positive stance has been taken towards second and holiday homes. There is complementary support for rural communities through general economic policy and targeted housing support.

6.7 Sweden: Sweden has a vast second home market. Pia Enochsson, the head of the Swedish National Rural Agency, claimed that many attractive rural areas risk the total loss of their permanent populations as wealthy incomers buy up homes and turn them into holiday cottages. She sees three possible ways of handling this situation:

· do nothing and simply accept the current changes, though this would mean the end of many archipelago communities; 

· adopt new legislation that would make it more difficult and complex to turn permanent dwellings into holiday homes; 

· a more direct approach could be taken, banning the use of new housing for recreation. 

Enochsson has announced that the Swedish National Rural Agency favours new research into the use of permits to control the transfer of dwellings into second home use. New legislation might require buyers to declare whether or not they are intending to live in a property on a permanent basis.
6.8 However, neither current nor past attempts to control second homes have been very successful across Europe, and enforcement of controls seems to be a major drawback, pulling many staff from the municipalities and therefore requiring extra resources. In addition, explicit controls on foreign (and perhaps non-local) buyers can fall foul of EU law.
THE IMPACT OF SECOND HOMES

The impact of second homes is a subject of some debate. Views amongst stakeholders interviewed for this research varied from those who saw second homes as responsible for the breakdown of village life and for drastically altering the rural economy through to others who saw many benefits in the inward migration of second homeowners to rural areas of Suffolk. Whilst the data to test many of these supposed impacts has been lacking, a considerable amount of evidence has been gathered and the following analysis indicates where firm conclusions can be drawn and where further data needs to be collected before some claims can be substantiated or refuted. Often, economic data has not been localised enough to draw firm conclusions about how second homes interact with the local economy. Much data is collected on a regional or even county level, rather than the ward or parish level at which it would be possible to be more certain what impact second homes have. It is also important to point out that the phenomenon of second homes is not homogenous, with different experiences taking place in different areas. This is important as policies that will ensure second homes bring the most benefit and the least negative impact to rural areas will vary from place to place, and there is unlikely to be any universal panacea.

7. Local Economy
7.1 Britain’s rural economies have been struggling for many years since the rapid decline of traditional industries. In Suffolk, both agricultural and fishing industries have all but vanished, leaving many small villages and towns struggling to re-orientate their economies. In some instances, second homes may have helped to bridge the gap, as demand for local painters and decorators has increased considerably, and the local service industries (e.g. pubs and restaurants) receive a boost. However, the need for rural regeneration and long-term sustainability remains.
7.2 A stable and flexible housing market is essential to a healthy and productive economy. The cost and availability of housing influences the geographical distribution and mobility of the labour force and may affect capacity levels in local labour markets. 

7.3 Reducing volatility in the housing market helps promote macroeconomic stability. Whilst a more balanced housing market also has the microeconomic benefits of improving labour mobility and tackling a source of deprivation and social exclusion.
7.4 The East of England has a rich heritage of small market and coastal towns, which have, for centuries, acted as focal points for commercial and social activity. Small and medium sized towns of between 2,000 and 20,000 population play a crucial role in the rural economy of the region.

7.5 Increasing second home numbers in rural/coastal locations are having a significant impact on these vulnerable towns and villages, yet there is disagreement as to whether these are positive or negative. On the one hand, small rural villages require strong, close-knit communities to survive - something which second homes are said to be a barrier against, as they create ‘ghost towns’. On the other hand, second homeowners bring with them fresh impetus and new investment opportunities that helps safeguard local village life, now and for the future. 

7.6 The main assumptions associated with second homes include:

· Changes in orientation force the rapid decline in traditional businesses;

· Similarly, less use of local shops can often lead to closure, though second home-owners are not solely responsible for this change;

· Fresh ideas, entrepreneurial expertise and the potential for greater inward investment (associated with second homes) helps revitalise rural communities;

· Extensive conversion work ensures the preservation of architectural heritage and helps create and maintain local jobs.

7.7 The influx of second homes into rural villages is said to be the cause for many small local shops being forced into closure, as second homeowners stop at shops en route to their property rather than buying locally. However, many villages along the Suffolk coastline benefit from all year round tourism trade. In Aldeburgh for example, the orientation of the local economy has changed significantly with most new shops focussing on and catering for a more up-market clientele. From a financial point of view, this is beneficial to the local economy as it brings in more income (though perhaps does not filter through to locals) and provides a positive advertisement for the area.

7.8 However, smaller villages that do not have the same infrastructure as Aldeburgh do not benefit from constant tourism trade. The increasing number of second homes in these villages means that a higher proportion of houses are not in use for many months of the year, which undermines the viability of the ‘local’ shop. This forces local residents to travel to larger towns and villages in order to do their daily shopping and also has a detrimental effect on traditional community spirit.

A local farm near Bury St Edmunds in Suffolk saved a local shop from closure by taking it over and selling groceries alongside their local produce. The new owners of Fornham-All-Saints Village Shop used a renovation grant from St Edmundsbury Borough Council to convert disused stables and they are now offering a range of services such as dry cleaning, faxing, local and organic produce.

7.9 The extent of the impact of second home ownership also depends on how the property is used and re-visited. As mentioned earlier, many second homeowners make their property open to use by friends and family or may even let it out as a commercial venture. This has two potential benefits; firstly towns and villages are populated more heavily throughout the year, and secondly, holidaymakers are drawn to the area and consequently plough money into local businesses and services. Waveney District Council points to growing evidence which suggest that a significant percentage of second homeowners are considering registering their second homes as businesses and removing them from the Council tax base altogether.

7.10 There is wide-ranging evidence to suggest that second homeowners bring other significant benefits to rural economies. Many of them are retired, or nearing retirement age, but have successful careers behind them, and with this knowledge they bring fresh ideas and new impetus to depressed rural areas. 

7.11 During her interview, Jane Wilson, Rural Dean of Southwold (July 2004) emphasised how second homeowners get very involved in community and voluntary activities, which helps sustain strong local communities. Similarly, Bawdsey County Councillor Peter Monk, who lives in the village states that ‘those who I have known as second home people are now living there on a permanent basis (and) play an important part in keeping village facilities going’ (comments in EADT, 27.04.04)

7.12 Some of the buildings that attract second home interest are old, perhaps listed and in need of extensive conversion work to make them habitable. One argument is that their conversion with outside funds ensures the preservation of an architectural heritage at no extra cost to the taxpayer.

7.13 Furthermore, many second homeowners require additional help in caretaking, gardening and maintenance of their properties, which creates a continuing and sustainable employment. One Aldeburgh resident told of a local man who was forced to retire as a fisherman due to tough EU quotas, but since then has not had to look outside the local area for work as a painter and decorator. This indicates how second homes can enhance the local economy both directly through personal purchases and indirectly through the employment of others.

7.14 A key rural issue is employment, or the lack of opportunities available locally to sustain a professional skill base. This can be used as a counter-argument against those who only see increasing the number and availability of affordable homes as the solution. The majority of employment in rural areas is low-paid, seasonal and unskilled. Suffolk’s average earnings are £40 per week lower than the Eastern region average and £50 per week less than the UK average
.

7.15 As Jane Wilson (Rural Dean of Southwold) points out, even if people could afford to buy a home in the local area (e.g. Southwold), it does not necessarily follow that they could afford to live in the area. She explains that the lack of local job opportunities means that people still need to travel to the main administrative centres to earn a living, which places extra pressure on them financially and therefore doesn’t make it a viable option. 

7.16 Many local (young) people would like to stay in the local area and work, but due to the combination of low wages and high house prices they cannot do so. They are forced to move away from their home town/village to urban areas in order to live.

7.17 Towns and villages with no real current employment opportunities cannot compete against larger administrative centres, like Ipswich and Colchester, where there are more long-term opportunities for work and money. Recent trends also indicate that the take up of homes in Saxmundham has been very good, which could be due to better infrastructure and more opportunities. 

7.18 As an example, the RNLI have been facing real difficulties retaining a lifeboat crew in Aldeburgh, similar to the problems facing police and fire authorities in London.

7.19 The Housing Employment And Rural Training (H.E.A.R.T.) of Suffolk scheme offers a unique opportunity for an integrated approach to tackling the problems faced by young people living in the market towns of rural Suffolk. Serious difficulties exist at present because of a lack of a holistic approach to help young country people gain access to quality training and employment.

7.20 This project aims to combat these problems by providing employment and training for young people. In all, seven H.E.A.R.T. centres will be established, each in small market towns. The centres at Framlingham, Leiston, Bungay, Eye and Halesworth are already open and being used by the young people in those communities. Centres at Stradbroke and Saxmundham will follow in the next few months.

7.21 Each centre incorporates on average six bedsits with three shared kitchens and bathrooms. In addition to the accommodation, each centre also has a communal/training room and an office. H.E.A.R.T. employs four centre managers to provide life and social skills training to the young people and organise the day-to-day running of each centre. This scheme highlights the need for employment opportunities alongside affordable housing.

7.22 As mentioned, access to employment is scarce in rural areas, and furthermore, public transport services do not reach all areas and do not fit in with changing working patterns. Many young people, who cannot afford to commute, are forced to look for accommodation in the larger towns thus providing an extra cost disincentive to engage in the labour market. 

8. Local Services

8.1 One of the main propositions made about second homes is that they put fluctuating pressures on a variety of services, affecting local authorities’ ability to plan. Indeed, this is one of the arguments put forward to explain why they should pay full Council Tax. However, it is also said that because second homes are unoccupied for much of the time, it is their lack of use of local services (and the ramifications for viability) that demands they compensate (by paying at least an equal amount of Council Tax). 

8.2 The main assumptions associated with second homes include:

· Second homes put fluctuating pressures on a variety of services, affecting local authorities’ ability to plan;

· Second homeowners make little use of local education services as even those with school-age children educate them in their home county - resulting in dropping class sizes and possible school closures;
· More commuting places increase pressure on transport services and infrastructure.
8.3 Second homes were originally given a 50% discount on their Council Tax bill because they supposedly did not use local services as much as full time residents. Although changes to Council Tax are beyond the remit of this report, it should be noted that all properties vary in the particular demands they place on services. It has been said that there is something particular about second homes that has a detrimental impact on councils’ ability to plan and provide services. This rests on beliefs about the usage of second homes, but one of the difficulties found during this research has been the lack of information about usage. How frequently second homes are occupied, by how many people and for how long are important in determining whether they place a particular burden on services. Even if it was discovered that the usage of second homes varies greatly, the reason for the variation (e.g. that it is a holiday home) can be the reason for an influx of money into the local economy.

8.4 Consideration of the diversity of households indicates the difficulty of planning local services, or penalising those households that deviate from a supposed norm. Some households are larger in number than others. Some have children who use local education services, some have children who do not. Some households may produce more waste than others, some recycle a lot of their waste, and others do not. Some people make full use of libraries, whilst others do not. Some homes have more than one car, others use public transport often or cycle. With councils concerned that they can plan correctly, the map shown in Appendix E indicates second homes are spread further afield from the traditionally popular summer areas. 

8.5 At the same time, service planners are aware of the additional demands placed on services along the Suffolk coastline during the summer months. An area such as Aldeburgh has been a popular holiday location since Victorian times, and the local economy benefits greatly from the influx of visitors during these months.

8.6 Planners that contributed to the research were unable to be explicit about the impact of second homes on communities because of the multitude of factors that affect service provision. Demographic changes have been taking place across the U.K. The average household size has been decreasing for several decades now, and currently stands at 2.33 people, but is projected to decline further by 2021. The birth rate also declined to very low levels in 2000 to 2002. When these are considered alongside Suffolk’s ageing population and changes in the rural employment market, discerning exactly what role second homes play within this large picture is extremely difficult. However, a couple of service areas are worth highlighting, because they either indicate secondary or indirect impacts of second homes or shed light on the wider difficulties faced by communities as a result of changes in housing.

Social Services

8.7 Support networks enhance community productivity and cohesion. In short, they are any group of people connected through various social familiarities ranging from casual acquaintance to close familial bonds. As support networks decline in villages or towns where relatives migrate away and newcomers migrate in, social services have to be prepared to cater for the many and varied needs that may previously have been taken care of by family members or long acquainted residents. Young families that move from the countryside to urban areas may have difficulty adjusting, and find the help they had with caring for their children is no longer available. Relatives remaining in the rural setting no longer have younger kin to hand to help with shopping and repairs. 

8.8 At the same time, newcomers can build up voluntary support networks, both because they are motivated to do so and because they see this as one way of trying to play their part in local community life. An example of this is the Voluntary Help Centre at Southwold, where newcomers have contributed to community life. The Voluntary Help Centre provides a service which supports and complements existing statutory and voluntary organisations within the area. They provide a Community Car Service, driven by volunteers. They also supply Befrienders who can provide practical help. Although initially perhaps uninvolved, second homeowners can bring new skills (in, for example, fund raising) to a community, especially if it is somewhere they wish to retire to.

8.9 However, there may also be psychological difficulties in adjusting to a different neighbourhood, or in having different neighbours. Villagers who remain whilst many properties nearby become second homes may find their surroundings deserted during the week. Even when they are busy, tensions that can develop between newcomers and residents could be a cause of stress for all. These networks are always changing, and newcomers find their way into them, but it can take time for people to adapt to changes and feel settled. 

8.10 Although Ipswich Borough Council has very few second homes within its boundaries, they are not unaffected by the impact of second homes in Suffolk. Indirectly, they often have to bear the costs of migration from rural to urban areas, with families and individuals requiring affordable or subsidised housing in Ipswich after they have left the rural area in which they have grown up due to the lack of suitable housing. As already mentioned, the separation of families reduces the availability of support and this can be as true of the young family that have moved to an urban area as the older people that remain in the rural village. Homeless people tend to migrate towards urban areas, so housing shortage in a rural district may lead to demands on an urban district such as Ipswich. The Countryside Agency considers the large urban increase in the number of homeless households in temporary accommodation between 2000 and 2003 was partly due to the movement of the rural homeless to urban areas to access services.

Education

8.11 Although Suffolk schools, especially in rural areas, have been experiencing a decline in pupil numbers, council planners have said this trend is not linked to second homes. It is normally the case that the children of second homeowners are educated near to their main residence and if this is outside the county of Suffolk, they do not use local education services. However, the numbers involved are relatively small. It is, rather, changes in the birthrate, in family structures and in the demographic profile of Suffolk that lie behind the drop in pupil numbers in rural schools in Suffolk. The Office for National Statistics states:

“The number of children of school age in the United Kingdom has fluctuated due to factors such as changes in the birth rate, and the raising of the school-leaving age in 1972. The declining birth rates during the late 1970s led to a fall in pupil numbers in the 1980s and early 1990s. Pupil numbers increased to 2000/01, but have declined since then, and are still below the peak level of the mid-1970s.” [www.nationalstatistics.gov.uk]

Environment and Transport

8.12 One area in which second homes are considered to impact on local services is with regard to household waste. As well as irregular demand with peaks during holiday seasons, second homes can be responsible for bin bags being placed several days in advance of the designated collection day. This causes problems when bags are ripped open, by birds and animals, spreading the waste. Although planners have had to make allowance for increased demand during the summer months for many years, the early depositing of rubbish for collection is a concern that needs consideration, not least because it can make an attractive resort less appealing.

8.13 The impact of second homes on local transport is high car ownership resulting in limited use of services. Operators are forced to withdraw services, as they become commercially un-viable, placing pressures on public services to subsidise the routes. It should be acknowledged, however, that this is not an issue that can be blamed solely on second homes.  

8.14 The rural nature of Suffolk means that many of its public transport services are already subsidised. Many transport services, even if used by few people, can be crucial in preventing social exclusion and in providing access to employment, and for those that wish to remain in rural areas where they grew up. Even if affordable housing were available, people would still need a secure income, and the decline of traditional rural industries has forced people to look further afield for work.

8.15 It should also be highlighted that promoting the well being of local communities also involves consideration of the labour market and economic development. The chapter on the effects of second homes on the economy provides more detail (page 17), but the location of employment opportunities and the service infrastructure that develops as a result has influenced the planning of housing. 

8.16 Housing, services and employment should be considered together if they are to prove most effective. If one of the reasons people migrate to urban areas is to find work, then helping them to stay in rural areas will also involve the creation of job opportunities, other necessary infrastructure developments (eg, roads, transport, schools etc) as well as affordable housing. 

Other Impacts

8.17 Second homes also increase the pressure on the same types of housing sought by many key workers, adding to the recruitment difficulties faced by public services. During the course of the study, concern was expressed that if key workers like nurses and teachers were having difficulty finding affordable housing, there would be even less hope for other important workers like hospital porters and cleaners, for example. 

8.18 The Key Worker Living housing programme launched by John Prescott earlier this year saw the definition of key public sector worker broadened to include a range of other professionals beyond NHS clinical staff, teachers and police. Social workers, prison and probation service staff and further education teachers are also eligible. Some respondents expressed a wish that perceptions of key workers would include those outside the public sector and in non-professional jobs, and the Local Government Association believes:

“The definition of key worker needs to be broader and relevant to local needs. The current eligibility requirements for the Starter Homes Initiative (primarily teachers, police and health staff) is too narrow and local authorities need to be given discretion to arrive at key worker definitions relating to local circumstances.”

8.19 The increased difficulty in recruiting staff adds to service concerns. Whilst in Aldeburgh, the authors heard about nursing homes having to buy properties that they then filled with staff from overseas, as this was the only way they could recruit more personnel. In addition, as second homeowners do make considerable use of local service industries, such as painters, decorators and gardeners, it is in their own interest that affordable housing exists for these workers in or near their place of work, so that the workers continue to be available. Or, if they have purchased the property for their retirement, neither will they presumably want to see staffing levels reduced and costs rising in the local care homes they may be using later.

8.20 This reinforces the need for mixed communities, for a range of properties, including for those on low incomes. The Local Government Association has said that:

“The definition of what is affordable should be defined locally according to the relationship between local low income levels, house prices and rents. This must be done at a local authority level since even within a county or region there will be considerable variations with pockets of both low incomes and of high prices compared to the regional norm. Any need for low cost market housing, shared ownership and key worker housing should be identified and defined separately from the need for subsidised social rented sector housing.”

9. Social

9.1 Prior to this research, several reports had appeared in the media suggesting second homes were contributing to a breakdown of village life. The main assumptions associated with second homes include:

· Second homeowners do not contribute to community life, not attending the church, bazaars or fetes;

· Second home-owners want the place where they live to have the appropriate look, but not to interfere with their life (this has extended to some comments in the national media disdaining ‘countryside smells and noises’);

· Second homes were forcing younger people to look elsewhere for housing, breaking apart families by preventing the younger generation from living and working where they grew up.

Support Networks

9.2 A common perception amongst interviewees was that people bought second homes but, initially at least, did not play a part in the local community. Whilst acknowledging the importance of strong, vibrant communities, the suspicion with which newcomers can be greeted may be off-putting to them. It is likely that before purchasing their second home, the owners have scouted the location and even stayed there on holiday, or with friends. They are aware of the attractiveness of the local area as a place in which they would like to spend some time. As one said recently:

“We stayed at Aldeburgh and had a superb time. We borrowed a couple of bungalows there and got to like it and saw it as an investment opportunity.”

9.3 Inevitably, perhaps, they may be viewed with caution by long-term residents, but this can make it difficult for them:

“They are accusing me of coming in and destroying their communities. If they do not let me in how am I going to contribute in any way?”
9.4 Second homeowners can bring new ideas, both business and cultural, which can enrich and enhance the local community. They may also prove valuable assets in speaking up for the community and volunteering. Unfortunately, as the authors have so far been unable to conduct a survey of second homeowners, we cannot say whether they consider themselves not participating in community life and the reasons for this, nor what might make them keener to play a part. However, one suggestion put forward by the Sustainable Suffolk Overview and Scrutiny committee was the provision of a ‘welcome pack’.

Social Cohesion

9.5 The importance of diverse local communities was stressed by several interviewees, amid concern that second homes were turning local communities into pretty picture postcard villages with nothing beneath the superficial beauty, and with certain strata (age, socio-economic class) of society over or under-represented. 

9.6 Furthermore, perceived differences between incomers and established residents had led to many problems being blamed on an increase in second homes, when there is no correlation. For example, the decline of agricultural industries has impacted on rural areas, and younger generations are now looking elsewhere for work. The growth of second homes is perhaps a consequence of that (as landowners diversify and renovate farm cottages to be used as holiday homes), but not a causal factor. Second homes may provide employment opportunities (for painters and decorators) that enable young adults to stay where they have grown up. 

9.7 Similarly, although much is made of second homeowners’ tendency to shop en route to their weekend getaway, the closure of rural shops and businesses is part of a widespread trend that has more to do with cheap prices at large supermarkets. Second homeowners are not alone in looking for cheap produce. The conflict and tension felt within local communities at the closure of these businesses may be polluting the atmosphere, but the reasons are not clearly linked to second home ownership.

9.8 Furthermore, one effect of rising house prices, partly attributed in ‘honey spots’ to the number of second homes, is that local people now find their properties benefit from the increased value of renovated second homes and the desirability of the location to others. It is not easy to find people unhappy to see the value of their own property increase considerably. 

9.9 Tensions within communities did concern several stakeholders. However, better means of working together, such as conducting Community Need Appraisals (see paragraph 10.7) will help to find solutions, so these tensions can be relieved and problems solved rather than exacerbated.

9.10 Although the initial tension may be disconcerting for all groups in a community, the disharmony does not seem to last, partly because second home-owners are seen less as outsiders over time and because they take part in community events, especially if they are planning to retire to the area. Although resolving tensions can take some time, and is one reason why the movement of people from rural areas where they have family and friend networks can be detrimental, resolution is possible.

Demographic Changes

9.11 Suffolk is undergoing a period of considerable demographic change. The population is ageing, whilst younger adults are migrating away from the county. Households are changing, with a growth in single person households.

Chart  9.11: Household types and sizes, England
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9.12 Demographic change accounts for half the growth in housing in Suffolk. Putting this alongside the attractiveness of the county as a place to live and work, it is clear that the housing market is under pressure. Suffolk is not unique in this respect but in rural areas, where economic diversity is lacking and traditional industries declining, all these factors come together to make it difficult for local people to find housing, even in a village or town where they grew up. 

9.13 Young adults (aged 16-24) migrate towards urban areas across the UK. During 2001-2002, there was a 25% decrease in this age range in rural areas, and a corresponding increase in urban areas. All other age ranges show the opposite. Whilst this does indicate the popularity of rural living for most people, and explains the increasing pressure on housing stock in rural communities, it also explains that the decline in younger ages is not due to second homes, but rather part of the widespread reality that younger people do not stay in rural areas.

9.14 This may be due to a lack of jobs, a desire for further and higher education or that the sort of social and leisure activities young people enjoy are not to be found in rural areas. For instance, second homes can skew local leisure opportunities towards art galleries and classical music concerts and away from those that many younger people would naturally be drawn to. 

9.15 Countering this change will require more than just additional affordable housing in rural areas. Even a project that would see Suffolk having its own university may not reverse this trend. Although a University would inevitably attract younger people to the county to study, and persuade some to stay, any increase in population would potentially centre around the university campus and not into rural areas.

10. Housing

10.1 The supply of new homes and the extent of housing choice are critical issues for rural communities. England as a whole faces unprecedented household growth, with 3.5 million extra households expected to form between 1996 and 2016 [see chart 9.11]. People continue to move to rural areas, concentrating general growth pressures in some of the most attractive parts of the countryside.
 Suffolk’s housing stock has increased by over 20,000 since 2001.

10.2 Whilst Appendix D gives a more detailed summary of the wider housing context, this section of the report will draw out the links between second homes and that wider context, and show that whilst second homes do have an impact on rural housing, they are actually part of a much wider picture. Any attempt to deal with the issues raised needs to consider that wider context, and indeed make it the focus of attention, rather than concentrating solely on second homes. It is for this reason that several of the report’s options focus on the issue of housing, especially regarding the supply of affordable and social housing.

10.3 The main impacts associated with the housing market and increasing numbers of second homes include:

· Pushing up house prices;

· Decreasing the supply of housing stock;

· More competition for a range of local houses; pushing local people further away from their villages;

· Improving standards and promoting good practice;

· Bringing long-term empty homes back into use;

· Negative environmental impacts.

10.4 A major factor that came to light during the course of the research was that second homes were only one pressure amongst many which had an impact on rural housing markets. Dominant amongst these were the pressures exerted by those retiring to or commuting from the countryside.

10.5 There is very little that the County Council can do to control second home numbers directly as housing is a district responsibility, yet all stakeholders believe that more needs to be done to manage and influence the second home market in England. 

10.6 Planning policy should not be revised simply to deal with second homes. Better planning mechanisms and guidance are needed to improve the overall supply of affordable housing in Suffolk.

10.7 Suffolk ACRE (Action for Communities in Rural England) would like to see greater focus towards ‘community modelling’ and getting local communities to be more pro-active and asking themselves what type of community they really want to foster. Community Needs Appraisals provide an accurate assessment of ‘actual’ community need, which then provides a rational way to plan and control development, leading to sustained and manageable development.

10.8 Housing market Suffolk’s housing provision compares favourably against national averages for all the housing indicators recorded by the 2001 census. Overall, Suffolk has a broad mix of housing stock, with a mix of tenure, low deprivation but also low provision of social housing (54% of rented housing compared to the national average of 64%)
. The data shows that Suffolk is a fairly affluent county with a higher than national average proportion of owner occupation and outright ownership.

10.9 Most authorities regularly monitor local housing needs and changes in the local housing market, providing them with a detailed overview of these housing market pressures. Few, however, look specifically at second home purchasing
.

10.10 House Prices The Barker Review states that ‘housing has become increasingly unaffordable over time’ and the increasing aspiration for home ownership ‘will remain unfulfilled for many, unless the trend in real house prices is reduced’. The average house price in rural England in 2002 was £120,507, up 17.2% on 2001 compared with a 14.8% rise in urban prices to £117,143.

House prices have gone up so fast in East Suffolk that first time buyers recently flocked to a former American airbase near Woodbridge to be at the top of the queue for properties formerly occupied by Ministry of Defence personnel.
10.11 Demand for housing is increasing over time, yet in 2001 the construction of new houses in the UK fell to its lowest level since the Second World War. The Barker Review is ‘fundamentally concerned with the long-term issues of unresponsiveness (to increasing demand) and weak supply, rather than questions surrounding the current house price cycle’.

Chart 10.11: Overview of UK House Prices, January – March 2004
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10.12 As there is no house price data at a lower (parish) level it cannot be said, with any authority, whether second homes have a direct influence on rising prices or not. It is a national trend that is dependent on a range of factors.

10.13 The overall picture is that house price rises are one outcome of a stronger market. Second home purchases and subsequent uses of residential property are seen as important in housing and planning terms as they represent a distortion in the housing market.

10.14 Put simply, in an exclusively ‘local market’ first time buyers have only to contend with competition from other locals. But in an open ‘second home’ market the number of competitors is inflated, heightening demand pressure, pushing up prices, and reducing both affordability and access for those with least income.

10.15 According to National Savings and Investments, it takes, on average, 3 years and 9 months for a first time buyer in the UK to raise a 5% deposit. Furthermore, pay has increased by 68% over 10 years, whilst house prices have risen by 142%. Saving up periods have increased most sharply in east Anglia with the average person now saving for up to 45 months, an increase of 50% in the last ten years.

Other Reasons for the Limited Stock of Affordable Housing

10.16 It may be misleading to argue that second homes, or even migration more generally, are the root cause of housing problems in the countryside. The bigger problem facing many rural areas, according to the Chair of the Countryside Agency, is general policy and planning constraint on housing supply.
 It has been a principal goal of planning since 1947 to prevent sprawl and encroachment into open countryside.

10.17 The planning system and other areas of policy have a direct role to play in ensuring that at least some of the needs of communities are met, and that a balance is struck between the demands of the private sector and the needs of lower income groups. Even when young adults are offered local authority housing they often get some of the worst accommodation in hard-to-let areas. 

10.18 Demographic changes ‘Second homes are a highly localised issue, affecting a minority of communities. Retirement and other housing pressures bring more significant socio-economic changes’
. In an assessment conducted for the Countryside Agency as part of research into second homes in rural areas of England planning, housing and park officers from across the country were asked to rate the significance of different types of external pressure, on the basis of their professional opinion and information gathered by the authority.

Table 10.18: The Components of External Housing Pressure
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Retirement

31.0


35.3

25.0

8.6

Commuting

25.6


51.3

20.5

2.6
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1.0


3.9

51.5

43.7
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32.1

30.4
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26.3
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Rental investment
6.1


28.1

48.2

17.5

In migration to take 
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4.5


33.0

43.8

18.8
Source: Second homes in rural areas of England – Working Paper (CAX 113) Countryside Agency: Cheltenham.

10.19 The average age of people in Suffolk is 40, rising to 42 in Suffolk Coastal and Waveney where over 10% of the population is aged 75 or more. The age pyramid for Ipswich is very similar to the UK average. There is a shortfall of people aged 15 to 29 and a preponderance of people aged 50 or more. A simple comparison against the 1991 Census results shows the population of the County increased by over 5% with Mid Suffolk growing the fastest at double this rate. 

10.20 An examination of demographic data shows that by 2001 more children and adults aged 30 to 69 had moved into Suffolk during the 90’s than left the County.  It is less clear how many people aged 20 to 29 by 2001 moved into and out of the County during the decade because of changes to Census procedures, though some rural Suffolk districts saw a 25% reduction in this age range between 1991 and 2001. It is likely that the affordability of housing had some influence on this reduction. The highest percentages of older people are in the north-eastern part of the East of England region. 

Chart 10.21: Comparison of the age structure of Suffolk and its Districts with England and the region
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10.21 An increase in the number of people over 65 is a key feature of Suffolk’s population structure. As a result, increasing retirement is starting to have profound implications on the housing stock, future social needs and communities. Across all rural authorities, general migration and retirement migration will become significant future contributors to the growth in permanent household numbers.

10.22 Gallent et al
 warn that this may mean fewer housing units available for second home retreats, causing more intensified competition for existing housing. In turn, this could push many second homebuyers to other regions in the UK or even abroad by more determined and potentially more affluent retirees. Basically, the second home market would be matched by higher demand from permanent, full-time migrant households. This is cold comfort to those who fear the more fundamental social changes resulting from permanent population movements. 
10.23 Whilst second homes may limit housing choice and cause a ‘thinning out’ of communities, permanent migration has a clear propensity to bring about lasting social change.

Chart 11.24: Age Pyramid for Suffolk in 2001
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10.24 Population ageing is a key social change affecting the entire UK. This process is likely to have profound impacts on housing choices during the next 25 years, with permanent retirement bringing massive social and cultural changes to large areas of the Suffolk countryside. As discussed in the Social impacts section (page 17) these demographic pressures will introduce new social needs and provide a wider source of political concern and debate. Second homes will continue to have very localised impacts and may only require local attention in areas of economic depression and income deprivation (Gallent et al., 2003).

10.25 With an ageing population it is crucial to ensure that older people have decent and appropriate housing. To achieve this, better partnerships are needed between health, housing and the independent sector, in order to expand the housing choices available for older people and making best use of existing housing stock.
10.26 Environmental Concerns In response to the Barker Review, a DEFRA-sponsored report
 argues that there would be a ‘significant and severe’ impact on the environment from the take-up of land needed from the Barker plans. According to the Barker Review, up to 140,000 new homes a year were needed in Britain, but this, it is argued, could raise carbon dioxide emissions, increase the level of domestic waste and raise costs. 

10.27 This highlights the need to ensure that new housing developments are built in the most sustainable way possible. The consultants’ report added that building 39,000 extra homes according to ‘green’ guidelines could save millions of pounds.
10.28 The Spending Review (2004) highlights the government’s commitment to ensuring that new housing will be built to high standards in relation to energy and water efficiency, waste and building materials, taking into account the findings of the Sustainable Buildings Task Group (SBTG) in its report Better Buildings – Better Lives

10.29 Homelessness: Although second homes reduce the housing stock, any link to numbers of homeless households is tenuous. This is because the loss of accommodation with parents or friends and the termination of a shorthold tenancy are still the principal reasons for homelessness.

10.30 The number of homeless households has increased by a third in the Eastern region in the past four years, from 8,660 in 1999 to 11,330 in 2003
, but this hides factors such as Suffolk Coastal District Council dealing with over 300 homelessness claims from port of entry asylum seekers.
10.31 Long-term empty properties: In spite of pressures on the housing stock, some remain unused. There are around 730,000 vacant dwellings in the UK – 3.4% of the total stock. Furthermore, 80% of vacant dwellings are privately owned. Figures for empty properties in England are lower than in some other European countries including France and Germany. The reasons for empty properties vary. For example in the North West, of the 135,000 empty properties some will be concentrated in areas of market failure. Outside low-demand areas there is a real potential to bring properties back into use. 
10.32 For a more detailed analysis of current trends in housing, please see Appendix D.
POLICY OPTIONS
This research has highlighted a wide variation in the impact of second homes in different areas. The policy options outlined below are intended to offer a variety of options to improve the current situation, encompassing responses to the lack of affordable housing, which has consistently arisen as a theme impacting communities beyond second homes during the research. For ease of reference, the options are pitched at national, regional and local level; recognising whilst housing issues are significant at each of these levels, solutions will vary according to local situations and need. 

NATIONAL

The following options refer to initiatives from central government that are either current, about to be implemented or forthcoming policies that could provide opportunities across the county. 

1.
Local Public Service Agreement

As affordable housing is a countywide issue requiring differential, local approaches, already highlighted in many Local Strategic Partnership community strategies, the second generation of Local Public Service Agreements (due to begin April 2005) could be one of the means by which it is addressed. The Office of the Deputy Prime Minister’s own latest LPSA includes targets to:

· Improve affordability and the balance between the demand and supply of housing while protecting valuable countryside;

· Reduce social exclusion and tackle deprivation by narrowing the gap in outcomes between deprived areas;

· Improve the effectiveness and efficiency of local government.

It should be noted that the actual LPSA2 targets for Suffolk are yet to be confirmed. 

Option:

· That Suffolk’s Local Public Service Agreement 2 with ODPM is used as a means to address affordable housing as an improvement priority.

2.
ODPM Policy Initiatives

Recent announcements by the Deputy Prime Minister indicate policy options that Suffolk County Council could explore. Authorities that are highly rated by the Audit Commission may be able to bid for funding for affordable housing or for PFI credits to work in partnership with the private sector. As well as being rated a ‘good’ authority, Suffolk County Council has a history of effective partnership working.

Options:
· That Suffolk County Council bid for funding to partner developers in building affordable homes for first-time buyers on publicly owned land. This option should be considered alongside options 11 and 14. 
3.
National policy and research

Option:


· That Suffolk County Council and partners support the findings of the report and submit them to the LGA, ODPM and DEFRA with the following options:

· To support a further study nationally and across Europe of the impact of second homes and their interrelation with affordable housing; 

· For consideration by the Lyons review of council tax funding in relation to second homes.

4.
Planning Delivery Grant 

Included in the recently announced spending review and designed to deliver structural reforms to the planning system, the grant could assist in funding county-wide research into affordable housing need.

Option:

· That local councils actively lobby government to ensure that appropriate housing issues are considered in relation to the allocation of this grant.

REGIONAL

5.
Housing Corporation Funding

Particular concern has been raised about the proportion of the region’s funds which will go into supporting development in the new Growth Areas, possibly threatening social housing activity elsewhere in the region, for instance Suffolk as a whole or rural housing specifically. A co-ordinated approach to lobbying could help in countering this trend.

Option:

· That local councils and the SLGA use this report to assist the lobbying of central and regional government for Suffolk’s fair share of affordable housing and infrastructure project funding to be made available in the region over the next four years.
6. 
Regional Planning

Whilst Suffolk contains large sections of three major sub-regional housing partnerships (The Haven Gateway, Cambridgeshire and Yarmouth/Lowestoft Partnership), it does not have the equivalent influence on regional planners. Alongside changes at regional level, a stronger emphasis on effective partnering at county level could help secure appropriate funding.

Options:

· That Suffolk County Council support the Barker option to merge Regional Housing Boards with Regional Planning Bodies and for the regional assembly to be given responsibility for this work.
· That Suffolk County Council work in partnership with sub-regional housing areas to ensure the county’s needs are met.
LOCAL

There are a number of locally based approaches to affordable housing that could help maximise the benefits and reduce the disadvantages associated with larger concentrations of second homes.

7.
Fiscal measures – Increasing Council Tax on Second Homes

Using Council Tax, where evidence proves a clear need, to achieve greater stability in the housing market, as suggested in the Barker Review 2004 (Option 2 pg 27): “Local authorities should use their power to charge more for second homes to improve efficiency of the use of stock”. This would help stabilise the local housing market by dampening demand for desirable properties. Whereas councils in Suffolk have utilised their ability to charge above the previous 50% limit, further charging may be needed to dampen demand in areas with demonstrable community and housing issues that result from the growth in second homes.

Option:

· That local councils consider testing their powers to charge more council tax for second homes (above the 100% threshold). This option has been made with a caveat that further evidence should be collated at local ward or parish level demonstrating the need to dampen the demand for second homes. This option should also be adopted alongside wider affordable housing strategies. 

8.
Fiscal measures - Differential Rates for Holiday Homes 

Some District Councils differentiate between second homes and holiday chalets when setting Council Tax rates. Holiday chalets have different conditions of occupancy, so are not habitable all year round. Consequently, they do not have the same potential to impact on the availability and affordability of local housing stock in the same way as a second home may. Further, they have a positive impact by boosting to the local economy through increased tourism. Conversely, occupancy of holiday homes can impact on local communities by increasing pressure on services at certain times of the year, particularly through higher traffic levels. Therefore, a local decision would be required to balance these impacts on the affected communities.

Option:

· That local councils consider their policy for charging differential council tax rates for holiday homes, based on occupancy restrictions, and their impact on local services and local communities.

9.
Increase the proportion of affordable housing in new developments, with schemes of shared ownership.

An increase in the proportion of affordable homes in new developments could help to ease the pressure. Schemes currently under development include proportions of affordable housing up to one third. However, as house prices have risen steeply over the past few years, there has been an increase in the number of people requiring ‘intermediate’ housing. This group does not need fully subsidised housing, and would often like to have a stake in their property, but are unable to cover the whole cost of a mortgage at current prices. Schemes of shared ownership are one way to cater for this group. Already used as a means of attracting public sector workers to areas with problems of affordability, such a scheme also ensures that if property prices rise, both participants (the owner and usually a housing association) see a return on their investment, proportionate to the amount they own. For some people, it might be appropriate that they only own 50%, or less, of the property, to ensure they can maintain the repayments. An additional advantage is this provides for mixed communities.

Councils elsewhere in the UK facing similar pressures as Suffolk have opted to increase the proportion of developments that should be affordable. For instance, a new development could have:

33%
Social housing: Housing Association, rented 
} 
affordable

33%
Intermediate housing: shared ownership     
} 
housing

33% 
Private sector housing

Option:

· To increase the proportion of new developments (set out in Local Development Frameworks) that must be affordable, and include both social and intermediate housing, such as schemes of shared ownership. 
10.
Ring fencing Council Tax revenue from second homes

Although affordable housing is not the only area where second homes can have an important effect, its prominence in this research study has made clear that it is the most important issue in need of resolution. One option would be to use the money raised from Council Tax on second homes to finance new developments of affordable housing, perhaps by funding building costs under an arms-length company. However, this would have an impact on levels of Council Tax (equating to an increase in Council Tax of 1%, £2 million).

Option:

· That Suffolk County Council ring fences the money raised from Council Tax on second homes and uses it to fund affordable housing
11.
Set up an Arms-Length Company to retain ownership of land

This could provide a more sustainable approach to housing needs over the longer term. Used to build houses for profit, an arms-length company set up by Suffolk County Council would retain ownership of the land, ensuring continued affordability. First option on resale could also be given to the arms length company. Rather than selling land at nil or cheap value to developers where it is a windfall only once, the price paid can be reduced in perpetuity by the landowner retaining ownership of the land on which development takes place. This has the added benefit of allowing some local control over occupancy.

In addition, consideration could be given to the use of Standard House Types, whereby the developer builds several (or many) identical properties rather than lots of different ones, so reducing costs as components can be acquired in bulk and economies of scale achieved. It is important that the quality of the build is not sacrificed, and that environmental standards are maintained.

Unlike social housing, the properties built under this scheme would be bought and sold rather than rented, but the price would be lower than market value, because the land on which the property stands would remain in council ownership. It is likely, therefore, that this approach like the one above would aim at the low to intermediate housing market (those on, for example, incomes between £10 – 20,000 p.a.). This approach was one favoured by John Prescott in a recent announcement on affordable housing.

Option:

· That Suffolk County Council set up an arms length company to build housing units and manage development on land that it would own.

12.
Rural Housing Enabler (RHE) funding

The RHE is a partnership between the District Councils and housing associations, and its aim is to work with local communities to identify both land and need and to work with the local planning authorities and Registered Social Landlords to develop affordable units. Assuring funding for the RHE would allow the continued development of innovative solutions.

Option:

· That the county council and partners review the Rural Housing Enabler as part of a wide-ranging review of affordable housing (option 13).

13.
Partnership Working

The following options are based on improving partnership working between stakeholders as a means of ameliorating the issues of affordable housing and promoting sustainable communities:

· A wide-ranging countywide review of housing that considers all the housing factors that affect local communities;

· Undertake a review of current planning guidance with the aim to develop more creative interpretations, better suited to actual community need;

· Promoting and supporting communities in conducting Community Need Appraisals would assist in providing evidence of need which, the Government Office appears to suggest, is required before more stringent local policies can be developed;

· Encouraging developers at the planning stage to provide a wider mix of housing types to facilitate more diverse communities, including consideration of schemes of shared ownership

Option:

· That the county council, local councils and stakeholders undertake a wide ranging countywide review of affordable housing that considers all of the housing factors affecting local communities. This review should focus on how all partners can co-operate at a local level to make the most of funding that is available, outlining strategy and targets for SSP adoption into the countywide community strategy.

14.
County Farms
Suffolk’s structured approach to managing the county farms has provided capital receipts alongside income, in line with the objective to “maximise return on investment, optimise the value of the estate to the County Council and promote appropriate employment and business opportunities in rural areas.” Whilst older tenants can retire to property secured by the County Farm estate, some opportunities may arise for new business opportunities for local people. Provision of such opportunities gives local people an income stream that can increase their ability to afford housing. This agrees with planning guidance to achieve a sustainable relationship between jobs, homes and services at the strategic and local level. 
Option:

· That Suffolk County Council keeps a constant appraisal as to the flexibility of its County Farms policy to ensure that locality housing and business opportunities are considered along with the Local Development Framework.
15.
Improving Data Collection

The following means could improve understanding of the impact of second homes:

· Regularising the way data is collected, focusing on local monitoring;

· Carry out research using a specific town/village as a case study. Areas such as Leiston for example, are showing all the signs of potential growth in properties used as second homes;

· Work more closely with all partners and use a wider range of data sources to calculate the real impacts of second home demand on housing affordability and local services. For example, closer contact with estate agents to chart the emergence of new housing pressures.

Option:

· That SCEG agrees to co-ordinate closer working by local councils to improve data collection at very local levels to improve our understanding of localised impacts of second homes on housing affordability and local services. This may mean also selecting specific locations as “second home” case study areas over the next two-year period. This work could be conducted in partnership with Suffolk County Council Locality groups and LSPs.
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																								England		2,391,830		4,102,841		2,751,135		637,701		316,323

																								E of England		266,555		465,341		312,356		73,130		35,789

																								Suffolk		35,180		62,728		44,286		10,505		5,152

																								Babergh		4,621		8,013		5,487		1,203		625

																								Forest Heath		2,431		4,251		3,010		714		296

																								Ipswich		5,173		9,941		7,144		1,717		858

																								Mid Suffolk		4,723		8,013		5,355		1,246		636

																								St Edmundsbury		5,370		8,286		5,728		1,302		635

																								Suffolk Coastal		6,480		12,171		8,563		2,158		1,078

																								Waveney		6,382		12,053		8,999		2,165		1,024

																								Table 1: Average age

																								Area		Average

																								England		38.60

																								E of England		39.12

																								Suffolk		40.28

																								Babergh		41.01

																								Forest Heath		37.29

																								Ipswich		38.22

																								Mid Suffolk		40.39

																								St Edmundsbury		39.62

																								Suffolk Coastal		42.08

																								Waveney		42.03

																																						Figure 11: Age structure of Suffolk in 2001

																																						Age range		Persons		Males		Females

																																						All		668,553		327,900		340,653

																																						0-4		38,490		19,733		18,757

																																						5-9		41,759		21,399		20,360

																																						10-14		44,066		22,528		21,538

																																						15-19		38,805		20,173		18,632

																																						20-24		33,521		17,674		15,847

																																						25-29		38,962		19,514		19,448

																																						30-34		46,721		23,129		23,592

																																						35-39		49,706		24,639		25,067

																																						40-44		45,760		23,087		22,673

																																						45-49		42,331		20,777		21,554

																																						50-54		49,142		24,187		24,955

																																						55-59		41,439		20,593		20,846

																																						60-64		35,180		17,502		17,678

																																						65-69		32,642		15,938		16,704

																																						70-74		30,086		14,070		16,016

																																						75-79		26,109		11,207		14,902

																																						80-84		18,177		7,139		11,038

																																						85-89		10,505		3,390		7,115

																																						90 & over		5,152		1,221		3,931
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