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1.0 Introduction

Understanding what drives a complex sub-regional housing market is not a science. It is
often easy to confuse cause and effect and to look backwards and identify historic drivers,
just as a whole series of new influences are shaping the urban environment. Of equal
importance, it is essential that policy makers and practitioners are able to differentiate
between structural causes such as economic change, and fundamental shifts in the urban
structure of cities, from those which are generated by a severe dysfunctional relationship
between some groups of residents and the neighbourhoods in which they live (as exhibited
for example by crime and cultural attitudes towards education).

Clearly British Cities operate and trade within radically different sub-regional environments.
In the North West the core of the two principle conurbations are faced with a fairly elastic
supply of new property outside of the inner-city combined with a history of severe
population decline and significant banks of empty or underused land within their
boundaries. The dynamics of urban change will play out very differently in places which
have experienced severe and prolonged structural change from those which have
relatively “tight” housing markets. Because of the scale of change in Salford/Manchester
over the last fifty years the area has experienced social-economic drivers which have had
a different impact upon neighbourhoods at different times. The combined effect of
changing economies and housing markets has led in some cases to social factors in
clusters of neighbourhoods to become concentrated. Two examples of this would be high
rates of discretionary household formation and inward migration of relatively
disadvantaged groups. A complex mosaic of change which involves, places, property and
people has emerged which means that the level of analysis will always need to be stronger
and the interventions more diverse in areas such as Manchester Salford than in cities
which are evolving more slowly.

This paper reviews the historical evidence relating to housing market change in the two
cities and incorporates the key findings from the first phase of the Research, Intelligence
and Foresight (RFI) programme to provide a policy focused and forward looking series of
conclusions which relate to the development of the Market Renewal Programme in
Manchester and Salford.

The remainder of this paper examines the historical drivers of change at the HMRA level,
before moving on to a more contemporary debate which utilises the information being
developed by the Consortium from Phase I of the RFI. The final section of this paper sets
out the current Housing Market function of the HMRA and the issues which will need to be
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addressed through which are emerging from the research base the development of the
Housing Market Renewal Programme.
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2.0 The Historical Drivers of Change

The national and regional research into changing housing markets started in earnest in
1998. There is therefore, a body of national and regional evidence which has been
collected over seven years, and as a result, practitioners now have an evidence based
policy to guide housing market restructuring. However, it would be fair to say that the
understanding of the causes of housing market and urban change has not progressed in a
smooth linear progression; rather understanding has lurched forward in a rather awkward
way.

A good example of one of these intellectual “lurches” was the M62 report. This developed
a methodology which drew heavily on data and the experience of Manchester and mapped
‘areas at risk’ of changing demand against certain variables such as monolithic supply of
housing, unpopular property types, and tenure skew. This methodology was very
successful in identifying the scale of the neighbourhoods at risk and clearly developed a
theory that concentrations of deprivation alone could not be the driving force behind
housing market failure. What the M62 study did not provide however, was a clear
rationale as to why some ‘at risk’ neighbourhoods had collapsed, and others, though
remaining difficult to manage, had not.

The reality would appear to be that deprivation, like monolithic provision and tenure skew,
are necessary but not sufficient conditions to provoke a collapse in the local housing
market, and in some cases the urban form more generally. There are other factors at play
which need to be identified, which stimulate decline in neighbourhoods which have a
certain type of structure. Examples of where simple causality is difficult to demonstrate
can be found in the technical appendix of the first Manchester Salford Market Renewal
prospectus, so when comparing population change with the concentration of property in
council tax band A and B, there is no direct correlation. Of the ten wards with the highest
concentrations of low value properties, three experienced population increases, three had
major population loss, and four moderate population losses. It is necessary therefore, to
conduct a more detailed analysis of the drivers of change and the inter-relationships
between them over time, to explain the overall performance of the housing market in the
Housing Market Renewal Area (HMRA).
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Table 2.1 Population Density % Change 1971-1991 (Selected Local Authorities)

Area % Change in population density (1971-1991)

Manchester - 24.11

Salford - 26.24

Bolton - 7.88

Wigan + 1.85

Rochdale - 8.46

Stockport - 3.86

Liverpool - 21.13

Sheffield - 19.54

Newcastle upon Tyne - 20.20

Birmingham - 13.07

Sandwell - 11.93

Inner London - 14.79

Outer London - 5.55

Source: Dorling and Atkins 1995

Research by Llewelyn Davies and Manchester Geomatics for this scheme update have
developed a threshold of 40 people resident per hectare to support basic services within
low and moderate income communities. The average for the City of Manchester is
currently 34 whilst the City of Salford it is 22. The inner areas of Manchester and Salford
have been most acutely affected by falling population densities, with many wards
averaging 28 persons per hectares or less. In comparison to these areas which have
experienced the greatest decline, densities in inner south Manchester have not fallen
below 49 people per hectare and this level of density has been sufficient to support local
services.

What is clear from reviewing these longstanding drivers of change is that they are
structural in their nature. They have emerged from a combination of economic and social
change and pose questions about the competitiveness of the urban form at the core of the
conurbation. Clearly the HMRF is not equipped to address these issues in isolation, and
these issues have been, and to a large extent remain the most significant physical
regeneration issues faced by the two cities.
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students, refugees and young economic migrants who as the UK and Europe have
developed more flexible labour markets and economies – have become more numerous.
The second category of drivers which emerged in the 1990’s were less specific to
Manchester/Salford and to some extent applied across the North of England. These
changes were more likely in the first instance to impact on specific tenures (council
housing) or property types (back of pavement terraces) than neighbourhoods. However
given the unfavourable characteristics of the HMRA and the sub-regional housing market
function which had been developing between the core and its southern neighbours, these
societal changes had the effect of seriously aggravating area-based difficulties.

The next section of the paper briefly summarises the new body of research produced by
the RFI which confirms the extent to which some of the historical drivers of change are still
influencing the Manchester Salford HMRA, whilst highlighting new socio-economic trends
which will influence the housing market in the future.
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3.0 Research, Foresight and Intelligence: A Summary
of Phase I Findings

The evidence emerging from Phase I of the RFI has been reviewed to identify consistent
or developing drivers of housing market change. This body of research is published
separately as appendices to scheme update but is summarised below under five separate
headings: The Significance of the City/Region; The Changing Economy; Demography and
Population Movement; The future supply of housing. Current Performance of the Urban
Form.

3.1 The Significance of the City/Region

An analysis of the main centres of employment in Greater Manchester confirms the
dominant position of Manchester City Centre, where 130,000 people are employed, with
other large concentrations at the Airport (20,900) and Trafford Park (51,500) and a
dispersed pattern throughout the rest of the City Region. This dispersed pattern of
employment conceals a significant difference in the type of work available in the Greater
Manchester area, where there is predominance of manufacturing and related employment
to the North and higher valued service and knowledge based employment in the south.
This is reflected in the higher level of GVA per capita in the South of Greater Manchester
which is 40 percent higher.

The boundaries of the City Region can be measured by the intensity of Travel to Work
relationships between outlying areas and the central Manchester Salford economies. The
Manchester economy influences a significant area within the North West region, but in
proportionate terms it is southwards facing because of the combined impact of the City
Centre, the airport and the higher education clusters in the southern part of the
conurbation. Salford has a smaller area of influence which included Bolton, Bury, Wigan
and Trafford as well as North and West Manchester.

These Travel to Work patterns have been influenced significantly by the provision of
transport infra-structure, and patterns of population growth over the period 1971-2001 can
clearly be identified along the North/South axis of the M6 and the east/west axis along the
M62. However, with appropriate planning restraint policies, future economic growth and a
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of 40 people per hectare level at which a poor or moderate income, urban community can
sustain local services. These maps show how population densities have fallen during the
period 1951 – 2001. In 1951 the areas with highest population densities were located
along the industrial corridor which bisects the City Centre. These wards had the lowest
population densities in Manchester and Salford.

The reasons for the weakness in the local housing market are partly historical. The legacy
of planning policies which over decentralised the core of the conurbation, aligned with
massive slum clearance and replacement with poorly designed and high density council
housing resulted in significant problems of abandonment during the 1980's and 1990's.
This abandonment occurred in axis stretching from Seedley Langworthy in the West
through to North and East Manchester.

The population loss affected areas with concentrations of poorly designed council housing
in the first instance (for example Hulme and Fort Beswick) before affecting the terraced
sector on the periphery of the old comprehensive redevelopment areas during the 1990's.
The largest concentration of neighbourhoods which were experiencing low demand and
abandonment in the 1980's and 1990's were located in the conurbations industrial corridor.
This corridors employment base started to decline in the 1930's and continued until the
1990's by which time the area had become post industrial. This period of transition added
to the problems the area was experiencing because of slum clearance and poor quality
redevelopment, by creating a sense of wide spread dereliction, a chaotic land use pattern
and a further loss of social facilities stimulated by reduced expenditure by employers and
employees in the locality.

3.8 A Cosmopolitan Spine

These patterns reveal different sets of housing market issues which need to be addressed
across the HMRA. There is a clear “cosmopolitan spine” which is located from Cheetham
Hill, through the City Centre down to South Manchester, here there is a variety of choice in
tenures and the housing provides a focus for inward movement into the City from students,
young professionals, expanding BME groups and international migration. The new build
market is currently highly focused on the City Centre with a significant role for institutional
investors in facilitating development. Work conducted by Salford and Sheffield Hallam
Universities is tending to confirm that this corridor is most attractive to institutional
investors, developers and individuals when considering investment in the HMRA at
present.
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Forecasting on behalf of MSP has predicted using current trends a base projection where
employment growth at the Greater Manchester will be 194,000 jobs between 2002 and
2021. Using the City Region Development Plan accelerated growth scenario (GVA
increases by 2.9% per annum) will add between 2005 and 2021 a further 86,000 jobs to
this total. This regional economic function generates significant inflows into the MSP area,
with students, international migrants and young people at the beginning of their working
life arriving in large numbers. The MSP area accounts for 54 percent of all moves into
Manchester and Salford, but only 36 percent of internal moves within the two local
authorities despite providing homes for 40 percent of the population. The explanation for
this is that people who arrive in the Market Renewal Area are more likely to leave than
move within it as they look for permanent accommodation or their income increases. This
instability is a direct result of the structure of the local housing market which is currently
unable to capture aspirational groups in the medium and the long term.
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Table 4.1: Residential Volatility in the Market Renewal Areas

Movers
within

Movers
In

Partial
Movers
Out Population

%
moving
Within

%
Moving
In

%
Moving
Out

%
Moving
Out/Within

All moving
In/Out/Within
as % 2001
Population

Manchester Salford
Partnership

19935 30643 22693 240,370 8.29 12.75 9.44 21.04 30.48

Birmingham-Sandwell 7262 10500 0231 152,354 4.77 6.89 6.72 11.66 18.37

North Staffs 9536 10947 8227 146,637 6.50 7.47 5.61 13.97 19.58

Merseyside New
Heartlands

17079 20525 17481 246,464 6.93 8.33 7.09 15.26 22.35

Oldham-Rochdale 13028 10004 8334 183,143 7.11 5.46 4.55 12.58 17.13

East Lancashire 14432 12047 10711 206,770 6.98 5.83 5.18 12.81 17.99

South Yorkshire 19139 14570 12811 297,887 6.42 4.89 4.30 11.32 15.62

Hull-East Yorkshire 22170 11302 8246 241,412 9.18 4.68 3.42 13.87 17.28

Newcastle/Gateshead 10252 11174 8909 154,790 6.62 7.22 5.76 13.84 19.60

Source : 2001 Census
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4.2 Restructuring the Market

In broad terms a two tier market place has emerged within the Pathfinders boundaries.
The Cosmopolitan Spine attracts people internationally, young people from the region and
students from across the UK. Demand is also bolstered by a large and growing BME
community. This area has pockets of poor quality housing and social exclusion, but it has
also experienced growth in asset values in recent years. Its high level of residential
turnover means that neighbourhood management is problematic and there are issues
relating to social cohesion. The Cosmopolitan spine in Manchester and Salford fulfils a
regional function in providing point of entry housing for economic migrants, young people
and international migration. A conurbation of this size requires neighbourhoods which to
fulfil this function but are also resilient enough to sustain high turnover and maintain the
ability to continue to attract residents. What the Market Renewal area appears to be
missing is the housing and environmental offer which would persuade people to 'trade up'
in the market place without moving out.

The key issue which needs to be addressed through Market restructuring is that there is
an insufficient scale of assets and residential choice to persuade economically successful
households to remain in the Market Renewal Area once they have become established.
This lack of choice and quality has therefore compounded the area's poverty, as people
who arrive are disproportionately poor and those who leave have become relatively more
successful.

Although the Pathfinder area appears to have two separate sets of issues on its North-
South and East-West axis, the reality is that for Manchester and Salford to benefit from
economic growth the issues in both areas need to be addressed simultaneously.

Such is the scale of the annual inflow into the Market Renewal Area that a modest
reduction in Outward Migration would have a substantial long term impact. For example, if
outward migration were to be reduced by 10 percent per annum, over a 16-year period up
to 2021 the population of Manchester and Salford would increase by 84,000. This
increase in population would translate into an additional demand for around 40,000
dwellings. The cosmopolitan spine within the Market Renewal Area could not absorb this
level of growth and so the only alternative would be to provide these new neighbourhoods
in the under-populated corridor on the East-West axis of the MSP area.
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The re-integration of the areas which have experienced the most profound population loss
and the greatest social exclusion is a key objective of the Market Renewal programme and
a fundamental action that is necessary to achieve sustainable regeneration in the cities of
Manchester and Salford. This initiative will coincide with a substantial period of economic
growth. The modelling produced by Oxford Economic forecasting has predicted that the
combination of demographic change and this employment growth could result in around
45,000 additional households in the two cities by 2016. To achieve this level of growth in
addition to any increased demand generated by reducing outward migration would require
a considerable increase in house building and the successful implementation of the Market
Renewal Strategy.
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