
 
    
 

                                        

 

                                                                                      

                                 

                                                       

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                               

    

 

 

 

 

 

Affordable Housing Need  

Interim Assessment 

2019 Update 

Isle of Man Government 

 public estates and housing division 

fo-rheynn steatyn as thieys theayagh 

                                     Appendix B 



Affordable Housing Need – Interim Assessment   1 
 

 

Foreword 

In July 2013, an independent 
Housing Needs Study Report was 
published on behalf of the Isle of 
Man Government. The report was 
one of five reports which, 
together, considered affordable 
housing in an Island context.   
 
The Housing Needs Study Report in particular, 
provided an in-depth analysis of the demand 
and need for affordable housing and led to more 
detailed analysis undertaken by the then 
Department of Social Care’s Housing Division. 

 
The purpose of the 2013 report was to consider: 
 
 the net need for additional affordable 

housing over the next 10 years; 

 

 the potential role of alternative forms of 

affordable housing; and 

 

 particular needs – especially those of older 

people. 

 
The Independent review, wide-ranging public 
consultation and outcomes of discussions with 
industry, local authority and other interested 
party stakeholders, formed the basis for the 
twenty-five policy recommendations 
subsequently approved by Tynwald in November 
2013 and known during the delivery stage as the 
Housing Review.  
 
One element of that work was to undertake an 
interim assessment of need. That is the purpose 
of this report.  
 
The timing of the report is such that it both falls 
halfway along the projected 10-year needs 
assessment and the publication of the 2016 
interim census results, so provides the data 
required for a reassessment of the assumptions 
made in 2013. 

The scope of this report is therefore: 
 
 To challenge the assumptions previously 

made by the 2013 report;  

 

 To make an assessment of the present 

housing need, including demographic 

profiling; 

 

 To make an assessment of future need;  

 
Whilst this report remains mindful of the 
financial context for affordable housing, the 
purpose is to focus on demand and need, not 
affordability or tenure (which will be considered 
as an element of the affordable housing 
strategy).  
 
Likewise, the aim is to offer opinions and options 
for future consideration, not policy, and nor does 
it consider delivery to meet the need.  
 
I would like to thank the many individuals and 
organisations, each of whom have given their 
goodwill, time and effort in order to provide 
insights, thoughts and contributions which have 
made this report possible.  
 
 

              
 
           Hon Ray Harmer, MHK 
           Minister for Infrastructure  
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Introduction 

 

This report is subdivided into the following sections: 

 

1: Population and demographics; 

2: Affordable Housing – Definition; 

3: Affordable Housing - Public sector rental;  

4: Affordable Housing - First Time Buyer; and 

5: Conclusion  
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Executive Summary  

 

The summary findings of the report are that: 

 

 

a) The overall population is significantly lower than anticipated in 2013, meaning that there is 

perhaps less stress on the affordable housing sector than was previously envisaged.  

 

b) The housing waiting list is significantly lower than anticipated, meaning that there is 

perhaps less stress on public sector rental than was previously envisaged. 

 

c) The first-time buyer register of interest is significantly lower than anticipated, meaning 

there is perhaps less requirement for first time buyer housing than previously envisaged.  

 

d) The demographic profile of public sector rental mirrors that of the Island in that a significant 

number of tenants are aged, leading to under occupancy and increased maintenance costs. 
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1.1 Total Population 

The Economic Affairs Division’s population forecast model assumes a total resident population of 

93,525 and 91,898 residents living in private households by 2026. This was based upon a growth 

model which in 2013 assumed that: 

 

“The population is forecast to increase from 80,100 in 2006 to 91,300 in 2026.  This is an increase 

of 14% overall, or 0.7% per annum – a lower annual average rate of growth than that experienced 

during the last 40 years and amounting to around 500 persons per annum.”  

 

The further assumption was that by 2016 the island’s total resident population would be around 

86,950. However even before the interim census information was published it was becoming 

apparent that the actual figure was lower, as indicated within the Inspector’s Report of the Public 

Enquiry into the 2015 Draft Strategic Plan (Mr Hawker, Economic Affairs Division, page 12) 

 

“The Island population is currently (2015) about 85,250, some 1,700 fewer than projected by the 
Population Model, 4 years into the 2011-2026 plan period.” 
 

The actual census data reports an overall resident population of 83,314, some 1,183 less than the 

2011 census, but also c. 3,600 less than the forecast from which the housing needs model was 

developed.  

 

Figure 1: Population Housing Projections 2006-2026 (Source: Review of Affordable 

Housing Provision) 

 
 

Using data from the interim census it is possible to ascertain that there are also certain areas which 

have been impacted more than others by the decline in population. The reasons for this are 

various, but could be a combination of mortality, relocation within the island or emigration away 

from island and, of course, this will be offset by births, movement within the island and 

immigration.  
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Perhaps not too surprisingly, given the level of new build development, Peel has the greatest 

recorded increase in population.  

 

Figure 2: Change in population 2011-16 by Region  
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Summary of 1.1 – Total Population 

 

 

 

 

 

 

 

 

 

 

1.2 Total Housing Stock  

There are thought to be somewhere in the region 42,500 private dwellings on the Island, a figure 

derived by averaging the differential of the sources of information provided at figure 3 below.  

 

Figure 3: Source of household numbers  

 

Source Number 

Building Control Records 42,200 

Manx Utilities Authority Records 42,700 

 

The interim census results record that on census night there were 37,357 household returns; a 
shortfall of c. 4,800 on the total number of households on the island.  
 

This information would seem to suggest that at any one time on the Island 11% of residential 

property is vacant due to a combination of property left empty as a result of permanently absent 

owners, those on holiday or absent for other reasons, or property vacant for sale or other reasons. 

This figure appears to be ratified by some of the contributors to the “Inspector’s Report of the 

Public Enquiry into the 2015 Draft Strategic Plan”, who suggested that the 4% vacancy factor was 

too low.  

“Some consultees suggest that the rate is highly likely to exceed 10%, apparently implying that the 
factor should therefore also be as high.”  
 
However, the reasoning for not increasing the vacancy factor also remains sound: 
 
“The Department (of Infrastructure) draws a distinction between the factor and rate: excessive 
reliance on empty properties to meet housing need would be risky given the difficulty of predicting 
with confidence when these might be brought to market. The 4% factor strikes a proper balance 
and accords with the approach that prevails generally at present.” 
 

In 2013 the assumption made by the “Review of Affordable Housing Provision – Final Report” 

was that, based upon the previous 50 years growth: 

“The population of the Isle of Man is, according to the most recent official projections, 
forecast to continue to grow strongly, although at a slightly lower rate than in the past”  
 
In 2017 the evidence was that the population had in fact decreased and was substantially 
lower than projected.  
 
Clearly without intervention to encourage inward migration the 2013 forecast figure for 2017 
is no longer relevant and can be adjusted downwards by perhaps 50% from where it is now.  
 
This means a total resident population in the region 88,000 by 2026 is perhaps a more 
realistic forecast. If this is the case, then this will impact the overall number and rate of 
supply of new properties.  
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What is clear is that the proportion of vacant properties has increased from the 8% figure recorded 
during the 2001 census.  Drawing upon the information provided in the Isle of Man in Numbers 
Report published in 2017 suggests a turnover of stock through private sale in the region of 2.7% 
(42,500/1181 recorded house and apartment transactions, 2016).  
 

1.3 Average Family Size 

Household sizes both on the island and further afield have been getting smaller for a number of 
years.  
 
Figure 4: Average household size (Isle of Man) 

 

1961 data 
 

3.0 

1996 data 
 

2.44 

2001 Census data 
 

2.37 

2006 Census data 
 

2.35 

2011 Census data 
 

2.33 

2016 Interim Census data 
 

2.28 

 
Figure 5: Average household size (United Kingdom) 

 

2001 Census data 
 

2.4 

2011 Census data 
 

2.3 

2016 Office National 
Statistics data 
 

2.4 

 
Of most relevance is the fact that the 2016 average household size is already near the 2.27 figure 
forecast under Scenario C of the 2015 Strategic Plan.  
 
“Given the above assessments, Scenario C is considered the best option when seeking to predict 
the number of households on the Island in the future. It is thus the best Scenario for working out 
the housing needs of the Isle of Man up to 2026 and should be used to help calculate the revised 
broad housing figures in the Draft Isle of Man Strategic Plan.” 
 
Summary of 1.3 – Average Family Size 
 

 

 

 

Scenario C assumed a reduction of 0.04 in household average size every ten years, which 
would suggest that the forecast assumptions are realistic. 
 
Whether a policy of in-migration will lead to increased average family sizes cannot be 
confirmed, however using data from the United Kingdom there is a possibility of this occurring.  
 
What is certain is that without intervention and taking into account the aging population and 
reduction in births, the average household size is likely to continue to reduce albeit by marginal 
amounts.  
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1.4 Average Occupancy Levels 

Using data derived from the 2016 Census data, it would appear that approximately 30% of private 
dwellings are single occupied, which is a higher proportion than that recorded in the United 
Kingdom (28% Office National Statistics, 2016) and which, given the evidence of an aging 
population, may further impact the average household size in the future.  
 
The table below demonstrates that additional to the overall proportion of single home owners being 
high when compared with the United Kingdom, it has also increased by over 4% since the 2011 
census. It is entirely possible that a loss of families as a result of outward migration during the 
period 2011-2016 has resulted in a corresponding reduction in the 4, 5 and 6 person categories as 
seen in Fig. 6. 
 
Figure 6: Average household numbers 
 

Number in 
Household 

2011 2016 Change Percentage 
Change 

IOM MIX 
2016 

UK MIX 
2016 

1 person 10333 10755 422 4.08% 30% 28% 

2 persons 12887 12797 -90 -0.70% 36% 35% 

3 persons 5508 5631 123 2.23% 16% 16% 

4 persons 4635 4565 -70 -1.51% 

18% 
4 persons 
or more 

21% 
4 persons or 

more 

5 persons 1654 1458 -196 -11.85% 

6 persons 470 426 -44 -9.36% 

7+ persons 112 131 19 16.96% 

Total 35599 35763 164 0.46% 

 

1.5 Assessment of All Island Housing Need  

The “Inspector’s Report of the Public Enquiry into the 2015 Draft Strategic Plan” summarised the 
three scenarios developed within the “2015 Draft Strategic Plan” as: 
 

 
As reported above, in 2016, the actual population was significantly less than that anticipated, 
meaning that without a noticeable increase from in-migration, the 2016 need, as cited in the table 
above, is unlikely to be required and despite an active policy encouraging in-migration the evidence 
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is that this deficit is unlikely to be recovered. Therefore, a revisited assessment of housing need 
might be played out as: 
 

Scenario 
 
 

Households living in private 
residences 

Additional 
Households 

Vacancy Factor 
4% 

Housing 
Need 

 
 

1  
 

The original scenario C is played 
out due to a policy of in-
migration (the shortfall at 2016 
is also captured) 
 
91,898/2.27 = 40,484 
 

 
 

4,885 

 
 

195 

 
 

5,080 

 
 

2 
 
 

The original scenario C is played 
out due to a policy of in-
migration (however the shortfall 
at 2016 cannot be recaptured) 
 
88,298/2.27 =  38,898 
 

 
3299 

 
131 

 
3,430 

3 The original scenario C is played 
out due to a policy of in-
migration (however the shortfall 
at 2016 cannot be recaptured 
and household trends follow UK) 
 
88,298/2.4 =  36,790 
 

 
 
 

1191 
 
 
 

 
 
 

48 
 
 
 

 
 
 

1,239 

 
 
Summary of 1.5 – Assessment of All Island Housing Need 

 

 

 

 

 

 

 

 

 
The assumption made by the 2013 Housing Needs Study and cited by the 2016 Strategic Plan is 
that an average of 340-400 new properties per annum (draft and extant strategic plans) are 
required to keep up with projected housing need. 

 
“With the predicted population increase, there is a need to build 400 housing units 
across all sectors, public and private, each year to meet estimated future demand.”  

 
The fact that the housing market is more competitively priced, with a number of people moving 
out of public sector accommodation and off first-time buyer lists to take advantage of this, 
would suggest that housing need is being met and perhaps there is even a surplus. 
 
This assumption is explored further in the next section.  
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2.1 Definition of Affordable Housing 

The definition of affordable housing on the Isle of Man is all types of domestic housing, whether 

rented or for purchase, which is publicly funded or subsidised by the public purse.  Within the 

Island there are three forms of tenure for public sector rental provision. It is a common misnomer, 

however there is no social housing on Island, at least not that fits the commonly accepted definition 

of being agency owned and operated by a not for profit organisation.   

 

Figure 7: illustrates the definitions for public sector rental provision on the Island. 

 

Type 
 

Description and purpose Comments 

Public Sector Rented Housing 

General 
Needs 

Housing for rent provided by 
Housing Authorities as defined 
under the Housing Act 1955 and 
Housing (Miscellaneous 
Provisions) Act 1976, at sub 
market rental to meet general 
housing needs (age 18 or over) 

Highest priority is given to applicants with 
health and wellbeing needs who have lowest 
incomes. 
Tenancies are offered on fixed terms of 5 
years renewable on reassessment on public 
sector terms if still qualified or pay an 
additional premium if not. 

General 
Needs EPH 
(Elderly 
Persons 
Housing) 

Subcategory of General Needs. 
 
1 and 2 bed bungalows and flats 
for rent which are designed for 
better access and/or adaptation 
to sustainably meet the needs of 
older persons or those with 
mobility issues 

Tenancies are offered to single persons and 
couples aged 50 and over on fixed terms of 5 
years as per general needs tenancies. 
 
Care phones can be provided (at additional 
cost) but there is no Warden or additional 
support provided by the Housing Authority. 
 
Use of the properties as EPH is not a separate 
category of housing within Planning Use 
Classifications. 

Older 
Persons 
(Sheltered) 

Housing provided by Housing 
Authorities or Combined Boards 
as defined in the above-
mentioned Housing Acts and 
Local Government Act 1985 for 
rent at sub market rental to 
those ordinarily aged 65 and 
over.   
 
Older Persons (Sheltered) 
Schemes are purpose designed 
for better access and/or 
adaptation to sustainably meet 
the needs of older persons. 
This classification is a residential 
use in Planning Terms. 

Residents hold a tenancy to their own flat or 
bungalow within a housing complex and are 
responsible for maintaining that tenancy. 
Older Persons (Sheltered) Housing also 
provides communal social facilities e.g. a 
communal lounge and kitchen, and may 
provide other facilities such as laundry e.g. 
communal washing machines and dryers. Lift 
access is provided to all floors. 
A Warden/Scheme Manager is available 
during day time hours with Care phone cover 
24 hrs a day. The Warden/ Scheme Manager 
ensures the day to day running of the 
complex and acts in the capacity of “good 
neighbour” only – a Warden/Scheme Manager 
will generally make contact with each resident 
once a day - no direct care or personal 
support is provided by the Housing Authority 
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Cont’d… 

House Purchase Assistance 
First Time 
Buyer 

Assistance for the purchase of 
existing properties on the Open 
Market (First Home Choice), or 
new build properties 
(“approved”) (First Home Fixed) 
delivered by developers as a s.13 
Planning Agreement attached to 
a Planning Approval. 
 

First Home Fixed has pre-emption agreement 
placing restriction on disposal of the property 
within the first five years 
 
New residential development of 8 houses or 
more is subject to a Section 13 Planning 
Agreement for 25% Affordable Housing.  
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3.1 Proportion of Private and Public Tenure  

The proportion of private and public tenure on the island broadly aligns with that in the United 

Kingdom. The proportions are derived from the 2011 actual census data and adjusted with data 

derived from the 2016 census and building control records.  

 

Figure 8: Breakdown of Tenures on the Isle of Man  

                            

Source: 2011 Census IOM ** 

Figure 9: Breakdown of Tenures in England 

 

                       

Source: Office of National Statistics - UK Perspectives 2016: Housing and Home Ownership in the UK 

 

** (Noting the actual share of public sector rental stock has slightly increased from 16.4% in 2011 to 17.3% 

at the time of the interim census in 2016).  
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3.2 General Needs Public Sector Housing Numbers 

From the table below it is clear that between 1988 and 2012 there was a significant growth in 

additional public sector stock, in the main in Douglas and Ramsey, but also distributed across the 

Island. 

 

Figure 10: shows the total general needs stock as at March 2019 

 

There is some risk that these figures when used in isolation do not consider ongoing development 

and refurbishment, of which there is much on Island. That being said, Figure 11 below shows the 

recorded difference in General Needs Public Sector stock by Local Authority area and also shows a 

net growth of 66 properties since 2013. 

     2012-13 2018-19 Difference 

Braddan  185 185 0 

Castletown 258 258 0 

DOI 1224 1213 -11 

Douglas BC  2216 2229 13 

Malew 8 8 0 

Onchan 394 408 14 

Peel  321 357 36 

Port Erin 191 214 23 

Port St Mary 122 122 0 

Ramsey 558 553 -5 

Rushen 4 4 0 

GENERAL 5481 5551 70 

 

As stated, reviewing the above table in isolation does not show the full picture, which is that 

through an ongoing Capital Programme of replacement and refurbishment of stock there has been 
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a significant change in the mix of stock, away from three bed properties and towards two bed 

properties, reflective of the change of demographic, as shown in the table below:  

Figure 12: Comparison of General Needs Housing Stock by Property Type: 2013 v 2019 

Property Type 2012-13 2018-19 Difference 

5 bed house 6 6 0 

4 bed house 144 152 8 

3 bed house 2476 2414 -62 

2 bed house 1089 1173 84 

1 bed house 5 1 -4 

2 bed maisonette 84 11 -73 

3 bed maisonette 42 18 -24 

3 bed bungalow 21 18 -3 

2 bed bungalow 473 509 36 

1 bed bungalow 137 132 -5 

4 bed flat 30 14 -16 

3 bed flat 36 32 -4 

2 bed flat 546 605 59 

1 bed flat 373 381 8 

Bedsit 18 9 -9 

7 bed house 1 0 -1 

2 bed cottage 0 76 76 

Total 5481 5551 70 

 

Whilst this is good news for the tenant, in terms of affordabilty and of being offered a property 

more suited to their needs, it does mean that the annual rental income has also been reduced as a 

3 bed house provides more income than a 2 bed house, whilst making this transition has required 

capital investment in excess of £70 million.  

Summary of 3.2 – General Needs Public Sector Housing Numbers 
 

 

 

 

 

 

 

There are at present 11 providers of general needs public sector rental accommodation on the 

Island. Douglas Borough Council has the most housing stock with responsibility for approximately 

40% of the total stock, whilst the Department for Infrastructure follows with approximately 22% of 

the stock. The figure below shows the total breakdown as at April 2019 (excluding Malew and 

Rushen who have a total stock of 12 between them). 

 

The mix of housing tenure on Island broadly aligns with that of our neighbouring jurisdiction. 
However fundamentally, the mix is dependent upon the overall housing policy which can be one 
of state subsidy or of rental in preference to home ownership, as is commonly seen in Europe, 
or to continue with a policy akin to the United Kingdom, which encourages own home 
ownership. 
 
What is important is that, whilst overall numbers have slowly increased, the mix of tenure has 
quite significantly shifted, through a policy of downsizing the stock.  
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Figure 13:                                         

                                                                             

                                                                                                  

                                                               

3.3 Older Persons (Sheltered) Public Sector Housing  

There are at present 7 providers of Older Persons (Sheltered) housing on Island. There are 5 

Boards and 2 combined authorities. Unlike general needs provision, Older Persons provision is 

broadly speaking regional with local authority representation on a equal basis. 

Older Persons housing provision has changed from 642 in 2013 to 679 in 2019. Again the net 

change in numbers does not show the significant and ongoing investment in replacement units, 

designed to meet modern standards of accommodation. All stock is either 1 or 2 bed, with by far 

the greater majority being 1 bed apartments. 

The figures below show the total breakdown as at April 2019. 

 

 

 

 

 

3%
5%

22%

40%

7%

7%

4%

2%

10%

Breakdown of General Housing Stock Ownership 
by Local Authority 2018-19

Braddan

Castletown

DOI

Douglas BC

Onchan

Peel

Port Erin

Port St Mary

Ramsey

258

1213

2225

408

357

214

122

553
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Figure 14:  

 

 

Figure 15:  

      2012-13       2018-19 Difference 

Castletown & Malew 41 42 1 

Cooil Roi 34 34 0 

Douglas BC  95 134 39 

Marashen Crescent 137 136 -1 

Onchan 100 100 0 

Peel & Western 91 89 -2 

Ramsey & Northern 144 144 0 

Total 642 679 37 
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3.4 Assessment of Public Sector Housing Need 

In 2013 the assessment of future housing need was made in part by combining the housing waiting 

lists for general and older persons housing. The historical context was used to extrapolate to a 

projected future waiting list.  

The findings of the 2013 report were that the total number of applicants on the various housing 

waiting lists maintained both by the Department of Infrstructure and Local Authorities had 

increased by some 500 due in part to a change in the access and eligibilty criteria in 2005, meaning 

an overall housing waiting list of 1,200 as indicated by the tables below.  

 

Figure 16: showing actual housing waiting list figures in the period 2003-12 

 

 

The most rapid increase in the size of the list was in the period from 2007 to 2010 and suggests 

that some of the growth in the number of people in the private rented sector may indeed have 

consisted of households unable to obtain public rented housing.  
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In the event the actual number of applicants has dropped off signicantly as can be seen below: 

 

Figure 17: showing projected and actual housing waiting list numbers for general 

housing 

 

 

There are a number of reasons for the difference between the projected and actual figures, much 

of it anecdotal, such as – perhaps public sector rental is no longer as attractive as it once was, but 

anlaysis of the numbers dropping off the housing waitling list and moving out of public sector rental 

accommodation certainly indicates that private sector rental and homeownership options are a 

significant factor in these choices.  

 

Following the introduction of the regional shared lists in the period 2016-17 there is now more 

access to realtime information than ever before and this is demonstrating two points,  

 Generally there is improved turnover onto and off the housing waiting list. 

 

 Applicants who were previously ‘land-locked’ onto an authority list are exercising their choice 

to be housed over a wider geographic area.  
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Figure 18: list of housing waiting list numbers proportional to numbers of stock  

Local Authority Stock 
No on 
HWL 

% of HWL as 
proportion of stock 

Braddan  185 18 9.7% 

Castletown 258 18 7.0% 

DOI 1213 80 6.6% 

Douglas Borough Council  2229 196 8.8% 

Onchan 408 78 19.1% 

Peel  357 71 19.9% 

Port Erin 214 25 11.7% 

Port St Mary 122 13 10.7% 

Ramsey 553 64 11.6% 

TOTAL - General  5539 563 10.2% 

 

Another factor to consider is that, by agreement, those local authorities operating within shared lists 

and the Department now have a defined list of reasons for deferral, which means that an applicant 

whilst eligible and accepted onto the housing waiting list and accruing points is not able to be 

housed. This can account for upto 25% of the total of the housing waiting list.  

Figure 19: agreed reasons for deferral status 

 

Figures 20 and 21 below show the shift in proportions on the general needs waiting list since 

2013-14.  
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Summary of 3.4 – Assessment of Public Sector Housing Need 

 

 

 

 

 

 

 

 

 

 

 

3.5 Assessment of Older Persons Housing Need 

In 2016 new access and eligibilty criteria for older persons housing were introduced which has had 

a significant and anticipated effect on the total number of eligible applicants on these lists with a 

reduction from a high of over 400 in 2011 to 122 in 2019. The principal shift brought about by the 

new criteria, apart from more consistency in operation, is the inclusion of financial assessment and 

needs based priorty, whereas in previous times, the only requirment was residency.  

 

 

 

The housing waiting list is at present less than half of that anticipated in 2013, and is still 
perhaps artificially inflated by landlocked applicants and applicants who are unable to be 
housed.  
 
A significant advantage arising from the introduction of the shared lists is more choice for 
housing applicants and more intelligent management of housing stock arising from housing 
providers working together.  
 
Ultimately the housing waiting list is more credible than it was in 2013 and is subject to 
increased consistency in its application and more regular audit (within the shared 
environment). 
 
It is however entirely feasible that there has been a reversal in that there are eligible 
applicants, particularly, those with young families in private rental accommodation, who do 
not know they could access public sector housing.  
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Figure 22: Trending graph  

 

 

The introduction of the new criteria also led to a more general review which found that a significant 

proportion of applicants were not in immediate housing need but were applying as a means to 

accrue housing points so that they could be positioned near to the top of the waiting list in the 

event that they needed housing.  

Figure 23 below demonstrates the change to the housing waiting list arising from the introduction 

of the new criteria.  

Figure 23: Housing waiting list for older persons housing  

OPH Provider Stock 
No on 
HWL 

% of HWL as 
proportion of 

stock 

Castletown & Malew 42 7 16.7% 

Cooil Roi 34 17 50.0% 

Douglas Sheltered 135 6 4.4% 

Marashen Crescent 136 12 8.8% 

Onchan Sheltered 100 25 25.0% 

Peel & Western 89 41 46.1% 

Ramsey & Northern 144 14 9.7% 

TOTAL - OPH 680 122 17.9% 
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Summary of 3.5 – Assessment of Older Persons Housing Need 

 

 

  

The housing waiting list is at present less than half of that anticipated in 2013; though even 
then it was noted that perhaps as many as 50% of those on the waiting lists were not in urgent 
need of housing.  
 
The introduction of the access and eligibility criteria in 2016 has resulted in more credible 
figures and also started to energise private development for the delivery of sheltered, extra 
care and residential accommodation, which was one of the objectives set out in 2013.  
  

However, the age profile in public sector general needs accommodation confirms an assumption 
made in 2013 that significant numbers of tenants are over the age of 70 and significantly more 
will reach that age within the next five years. It should be assumed that many of these tenants 
will require some form of supported living as they increase in age.  
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4.1 Delivery of First Time Buyer Affordable Housing  

 
Since 1999 the government has assisted over 1,500 First Time Buyers and provided over £41 million 

in financial assistance; 373 purchasers have been assisted since 2011. 

 

In 2007 the Strategic Plan made reference to affordable housing within Section 8.6 of Housing 

Policy 5, which states that: 

 

“In granting planning permission on land previously zoned for residential development or now 

considered suitable for residential development or in predominantly residential areas the 

Department will normally require that (at least) 25% of provision should be made up of affordable 

housing (or a commuted sum be paid as an equivalent contribution to affordable housing elsewhere 

on the Island). This policy will apply to developments of 8 dwellings or more.” 

 

As such, when a planning application is submitted and falls within the remit of this policy, the 

Department of Infrastructure is a consultee of the planning process and the Department will 

generally require provision of appropriate affordable housing. 

 

If a planning approval is granted, which requires this affordable housing provision, then the 

applicant will be required to enter into an agreement under Section 13 of the Town and Country 

Planning Act 1999 (a “Section 13 Agreement”) where the conditions of such provision are defined. 

 

In July 2014 the existing First Time Buyer Scheme was replaced with the Shared Equity Purchase 
Assistance scheme (‘SEPA’). As a result of the new ‘First Home Choice’ and ‘First Time Fixed’ 
schemes there has been a significant increase in assisted open market activity, as indicated below: 
 

Figure 23:  

Year First Time Buyer Open Market Assistance 

11 – 12 41 12 £1,291,771 

12 – 13 38 14 £1,235,569 

13 – 14 72 14 £2,075,955 

14 – 15 9 14 £625,617 

15 – 16 13 22 £1,099,829 

16 – 17 13 21 £1,001,408 

17 – 18 12 17 £804,954 

Total 173 79 £6,328,741 

 

*Open Market activity in the last three complete financial years has seen a 66.6% increase on the 

three complete financial years prior to the change to SEPA 
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First Home Fixed applies to new "approved" first time buyer and buy-back properties, 

which are on developments undertaken by the Department or by private developers, that are 

allocated directly by the Department to applicants who are on the Register of First Time 

Buyers.  The number of properties available for allocation through this route in any year is limited. 

Eligibility criteria for the ‘First Home Fixed’ Scheme focus on those on lower incomes who are most 

in need of assistance. 

First Home Choice applies to properties purchased on the open market, and allows 

higher levels of income and purchase prices to enable greater flexibility in purchasing properties on 

the Open Market.  

 

4.2 First Time Buyer Register  

 
Unlike the housing waiting list for public sector rental accommodation, the first-time buyer list is a 

register of interest and whilst there are criteria for acceptance there is not the same imperative to 

notify where there is no longer interest in the scheme. 

 

In recent times the register, applicable for First Home Fixed applicants, and which is centrally 

administered by Government, has been updated and mechanisms have been put in place to ensure 

it is regularly reviewed so that the data remains credible. It is also important to note that unlike the 

housing waiting list (excepting deferrals) the register includes both dormant and active applicants 

so that for example, as at March 2019 there are 124 on the register of interest, but only 30 

applicants in a position to purchase.  

Figure 24: First Time Buyers Register as at 1 March 2019 

 First 
Choice 

Second 
Choice 

Third 
Choice 

Douglas 67 29 9 

Braddan/Marown 16 29 39 

Onchan/Laxey/Lonan 19 32 39 

Peel & Western/ 
German/Patrick/Michael 

5 10 14 

Castletown/Santon/ 
Malew/Arbory 

1 8 9 

Port Erin/Port St Mary/ 
Rushen 

2 3 6 

Ramsey/Maughold 13 3 2 

Northern Parishes 1 8 2 

Not recorded 0 2 4 

Grand Total 124 124 124 

 

The challenge here is that whilst 82% want Douglas and the East as their area of First Choice, 

factoring in the proposed number of new affordable homes included in approved residential 

schemes Island wide, perhaps as many as 100 in the next few years, will absorb all of the register 

of interest. This raises the questions 1) will applicants consider living elsewhere and 2) how can the 
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register of interest be increased to keep up with supply? Certainly recent experience from new 

development in other areas of the Island has demonstrated that the waiting list register can be 

virtually satisfied, leaving vacant properties with no demand which has resulted in commuted sums 

being paid in lieu of the provision of Affordable Homes.  

 

4.3 Assessment of Housing Need and Delivery  
 

Ulimately the purpose of this paper, as proposed at the outset, is to challenge assumptions made in 

2013, and continued on into 2015 and beyond and at its most fundemental, challenge the 

requirement for 400 new dwellings per annum, related as:  

 

“With the predicted population increase, there is a need to build 400 housing units across all 

sectors, public and private, each year to meet estimated future demand” 

 

This report has considered and provided a factual evidence base for public sector 

homes for rent and for affordable housing provision, which accounts for a substantial 

share of the total number of homes on the Island.  

 

The final element is to consider actual delivery of new build against this target.  

Figure 25: 

Period  Total new build  % of annual target 

2013 209 52% 

2014 209 52% 

2015 244 61% 

2016 188 45% 

2017 242 60% 

2018 146 36% 

 

The information provided above is derived from DEFA Building Control Records, Douglas Borough 

Council Building Control Records and Onchan District Commissioners Building Control Records. The 

Public Estates and Housing Division also contribute into these figures and has since 2015 

discounted redevelopment/replacement figures. This in part accounts for the subsequent drop in 

additional new build properties since that time, however overall the percentage of additional new 

homes falls well short of the anticipated requirement and is reflective of both the population drop 

and the decrease in demand on public sector and affordable homes. It is also reflected in the 

decrease in property transactions being conducted.  
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Public Sector Rental Provision  

The introduction of more needs based criteria for access to both general needs and older persons 

housing was a recommendation as a means of producing more credible and accurate housing 

waiting lists, whereby applicants are more likely to require housing in the immediate, rather than to 

require housing at some point in the future.  

It is true that the introduction of shared housing waiting lists across the greater majority of the 

Island has led to the removal of duplicate entries, to a widening of choice, and of more intelligent 

use of stock on a regional basis.This has in turn led to a reduction in average time on list, and for 

certain cohorts who have a willingness to be housed over a wider geographic area, very short 

waiting times. 

There are undoubtably challenges for single person accommodation, as was the case in 2013, 

however this is being addressed over time through a policy of downsizing new build stock, though it 

might be the case that residents who are eligble for public sector rental stock are unaware they are 

and this should be explored. Likewise, the rental policy which has been introduced in order to make 

public sector housing more financially sustainable may also have made it a less attractive form of 

tenure. Regardless, they are being housed by alterntive means without undue pressure on housing 

numbers.  

Overall there would appear to be considerably less stress in terms of numbers on list, but perhaps 

what is left, c. 700 (without factoring deferrals and those requiring review), is more of a reflection 

of those in true need of state subsidised housing. 

There is a body of evidence which demonstrates that occupiers of general needs public sector 

housing are indeed ageing as per projections from 2013, and that this is causing more rapid 

turnover of stock and therefore of maintenance costs, whilst in the meantime, many of these 

properties are underoccupied, reflective of the overall Island housing landscape.  

The challenge will be to ensure that as those tenants in general needs housing age, there are 

appropriate support packages in place for their needs, which may require bringing forward 

alterntive tenure models.  

First Time Buyer Provision 

The first time buyer landscape has changed significantly in light of recommendations made in 2013. 

The replacement of the old House Purchase Assistance Scheme (HPAS) with a Shared Equity 

Purchase Assistance Scheme (SEPA) has made the offering more sustainable, whilst it is perhaps a 

reflection of the market position that until very recently open market purchase has outstripped ‘off 

plan’ first time buyer purchases. This becomes more of a challenge when one considers that there 

are perhaps 30-40 applicants actively looking to purchase and perhaps as many as 100 affordable 

homes coming forward through Section 13. Agreements in the south of the Island alone.   

An option is to extend the Section 13 Agreement beyond that of traditional first time buyer 

properties to developing a range of tenures more appropriate to the Island’s ongoing and emergent 

needs, for example mid-rental, extra care, retirement villages and singleton accommodation. In the 

meantime, under present circumstance and population projections, it would appear the Island’s 

housing needs can be met without the requirement to unduly accelerate the anticiapted rate of 

supply.  
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In closing 

As stated in the introduction, the primary purpose of this report is not to offer up solutions, or to 

provide an insight into the various methodologies for delivery of these solutions. It is to objectively 

challenge the assumptions made in 2013 which set out, on the basis of the information available at 

that time, the likely housing need for the next 10 years. That is to a 2023 design horizon.  

The suite of reports produced in 2013, along with their findings which ulitmately led to the Housing 

Policy recommendations approved by Tynwald in November 2013, have undoubtably played their 

part; however, by far the most significant factor is the downward change in population numbers 

and demographic, which without expert insight, could not have been reasonably foreseen at that 

time, and this is reflected in the number of new builds deliverered which falls well short of that 

anticipated.  

 

 


