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THE EVOLUTION OF THE HOUSING STOCK BETWEEN 1991 AND 2001

In decline the unoccupied households...

At the time of the census in 1991, in Piedmont, 1.696.506 dwellings resulted permanently occupied and 422.738 unoccupied were counted. 37% of the occupied dwellings resulted rented (including subtenance and “other titles”).

The provisional data of the census in 2001 indicate a growth about 2,3% of all the dwellings, totalizing 2.168.847 dwellings. The occupied dwellings are increased about 4,2% while the unoccupied ones are in decline about 5,3%. Any kind of valutation about these dinamics can’t be based on the analyse of the data the most precise possible because not available. The decline of the unoccupied stock could be caused by several reasons: the reintroduction in the marketing of unoccupied dwellings, shorter space of time for the exposition and the negotiation of the offered dwellings, at last we must consider a still existing inaccuracy of the ISTAT data.

...and the rented ones.

As we could observe yet, at the first edition, the number of rented dwellings is signifantly in decline in the last decade, from 37% in 1991 to 25% resulting from the inquiry made in february 2002 to the interviewed families. We remind that the number of the households in rented accomodations resulting from the inquiry of 2000 has been about 26,3%.

The number of dwellings occupied by households that are not the owners contiues to fall. In particular it has fallen about 1,3% in the two years between the first and the actual survey. We have noticed yet, regarding to the dinamics of the housing market of the last years, that the period between the two surveys about the households has been the busiest and the most favourable one for the passage to the ownership.

Share of households in rented accomodations (1981-2002)
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Source: Cresme, Istat

The number of households in rented accomodations has significantly fallen in the other provincial capitals (excluding Turin) from 25,7% to 23,4%. In Turin urban area the decline has been less marked, from 26,9% to 26,6%, and in the other municipalities not being provincial capitals and being out of Turin metropolitan area the decline has been from 25,7% to 24,0%.

THE NEW HOUSING PRODUCTION

In increase

In the last decade, the period of the most part of the production, in particular, is concenrated in the five years between 1992 and 1996, with an average value superior to 16.600 new dwellings. In the following five years the average value results a little superior to 13.200 dwellings and the tendency of the last period is in increase (+12% between 2000 and 2001).
Dinamics of new housing production – number of total dwellings
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Source: Cresme SI

In spite of the growth in the number of new dwellings, the size of the buildings which the housing production in Piedmont is oriented to, remains (in comparison to two years ago) the medium size, from 3 to 15 dwellings per building. The increase of the housing production is of interest, although in a less intensive extent, also for the buildings with up to 30 dwellings.

THE HOUSING STOCK AND THE MARKET

The “park” of imovables built in the region is about 3,7 milions of housing units (almost the half of it, 47% is in the province of Turin). The dwellings represent the highest quote of the stock, followed by the motor-garages and by the aggregate of shops, offices and warehouses. The business range promoted by the housing stock is about 23.500 miliards of Lire: 7,7% of the national market.  Only in the capital municipality of the region the market of imovables and building lands has almost reached 15.000 miliards of Lire, 60% of them can be attributed to the residential sector.

PIEDMONT – Valuation of the housing stock and the business in 2001
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Source: Cresme

The market is in a decelerating phase

The growth of the purchases of the residential market in Piedmont seems to be stopped, after having reached, from 1998, in only two years, the absolutely maximum amount of 90.500 of buying and selling operations in 1999. In  2000 there has been the first signal of inversion: - 1,4% compared to 1999. It was a decline of little importance which can be considered a settlement of the market,  especially in relation to the growth of the two previous years. The data recently published by the Ministry of the Interior relative to the first six months of 2001 show a sensible deceleration which, at the end of the year that can be estimated in about –10%.

The percentage annual variations of the period between 1999 and 2001 can be composed as follows:

· Municipality of Turin: +11,1%in 2000 and –15,0% in 2001;

· Other municipalities of the province of Turin: -7,2%in 2000 and –8,1% in 2001;

· Other provinces: -5,1%in 2000 and –8,9% in 2001

Compared to the national data, Piedmont seems to anticipate for almost one year the tendency of the housing market in Italy, where, in 2000, the total of buying and selling operations has been increased of 7,6% and in 2001 there will be a decrease of about –2,6%.

PIEDMONT – Number of buying and selling operations of accomodations between 1988 and 2001
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Source: Cresme – Min. Interno

· The low cost of interests favours the purchase

One of the vehicles of the market consists in the decreasing cost of interests: the raising of mortgages is represented by the high growth of the complessive amount of financings for the purchase of dwellings which occured from the end of 1998 on and is still going on now, at the end of 2001. The percentages of the growth registered in the period between september 1996 and september 2001 are significant: +144%for the region of Piedmont and +165% for the province of Turin.
PIEDMONT: the indebtness for the purchase of imovables – balance and increase in the period of 1995 –2001
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Source: Cresme - Bank of Italy

· The market of rented accomodations is in decline

In the last three years (’99 – ’01) which represent the historical range of the monitoring of the contracts reported by the Ministry of the Interiors, a decrease of 15% of the rental contract can be osserved.  There are two aspects to be considered for this decrease: the first one is the progressive decrease of the families who live in a rented accomodation – as we will see further , there is a remarkable diminution of the traditional tenants due to the rush to ownership. The second one is the insecurity/blockade due to the introduction of a new statute for the rental accomodations which is followed by a period of insecurity regarding the interpretations of these new norms which has foreseen a suspension of the authorizations for a long time.

In the period between 1992 and 2001 an average annual value of about 108.000 contracts has been concluded; at the same time the families in rental accomodations have been in decrease of about 29%. Consequently, ten years ago about 17% of the families in rental accomodations has stipulated a new rental contract (as well the renewals as the stipulation of new contracts), while today it is nearly 24%.

PIEDMONT- Number of rental accomodations – 1988-2001
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Source: Cresme - Min interno

· The fear of eviction orders is still high

There are different tendencies in the region: in fact , in 2001, there is an increase of the eviction demands (registrations); an increase of the eviction orders (+3,3%) and a decline of the execution of the eviction orders (-22,6%).

In 2001 about 6.678 eviction orders were issued, slightly increasing compared to the situation of 2000, equivalent to 2,6%.  Still in 2001, the defined (or exhausted) orders have been 6.742, in decline of –0,4% compared to the previous year. Consequently to the higher proportion of the concluded orders in comparison to the registrations, also the proportion of the pending orders has decreased from 2.442 to 2.378 (-8%).

The passed eviction orders (executive) have been 5.701 (+3,3% compared to 2000). Finally the executions of the orders made by the law officers are in decline: from 4.006 to 3.009 (-22,6%). In consideration of the families living in rental accomodation the approximative situation in 2001 can be calculated like this:

· The registered orders have concerned 12,6 families per 1.000;

· The defined orders have concerned 12,7 families per 1.000;

· The executions of eviction orders have concerned 5,8 families per 1.000.

THE DWELLING CONDITIONS: THE DISTRESS IS IN INCREASE

Although the number of the families living in rental accomodations is decreasing, the number of families living in a situation of distress from overcrowding seems to increase. The families living in sub-dimensioned accomodations compared to the number of the household members are 34% of the total, 3,3% more against the survey of 2000. Nevertheless, the group of “standard-utilisation, that means, suited to the needs and under-utilised, in decrease respectively of 1,6% and 1,7%.

Utilisation of the accomodations occupied by tenants – families
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Source: Cresme – Survey 2002

· 18% of the families in rental accomodations wants to move house

Between about 80.600 families living in rental accomodations and intending to move house in the next three years (18% of the families), quite 62% is intending a purchase and only 38% intents to rest in rental accomodation. In the previous sample survey, with a more elevated number of families intended to move house, those intending to rent were 47%. The indications which can be drawn are a contraction of the market in the next years, and a passage of families from a rented accomodation to the ownership of the dweelings they are living in.

The intentions to move – comparison 2000/2002

	
	

	2000: 

96.000 HOUSEHOLDS (20,2%) HAVE INTENTION 

TO CHANGE DWELLINGS 

IN THREE YEARS
	[image: image8.emf]Remaining in 

rented 

accomodation

47%

Buying dwellings

53%



	2002: 

80.600 HOUSEHOLDS (17,9%) HAVE INTENTION 

TO CHANGE DWELLINGS 

IN THREE YEARS
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Source: Cresme – Survey 2000,  2002

The main reasons of change - 2002
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Source: Cresme – Survey 2002
· The levels of the rental values

The average rental value indicated by the interviewed households is about 570 thousand lire monthly; the composition of this value is articulated, however, in tenants of public accomodations and tenants of accomodations of a private owner (company or single person). The average rental value of the public accomodations is about 380.000 lire and includes the minimum level of the social rental value, of the old rental contracts managed by legal standards (equo canone) and the one of the new contracts stipulated according to the terms of the chosen type of contract. The average rental value used for the accomodations of private owners is about 60% higher, with a rent of 610 thousand lire monthly. The graph shows clearly the dicothomy of the households regarding the rental value level and the juridical type of owners. The lowest rental value level regards almost exclusively the public accomodations, the low-medium level has an almost equivalent incidence in both categories of owners, while the most elevated rental value levels are composed by households living in accomodations of private owners.

The current rental value levels
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Source: CRESME - Survey 2002

· The “regular” contracts are increasing

The introduction of the housing reform is slowly modifying the composition of the types of contracts and probably has given the opportunity, with the “free contract”, to arrange  some contractual irregularities. The most part of the contracts is still constituted by “agreements in derogation”, decreased from 50% to 45%. Then second type, in quantitative terms, is given by the “free contract” stipulated in 22% of the cases ( 9% in 2000). The proportion of the families in accomodations with a social rental value was 14%, slightly increasing, while the proportion of those who benefit of the “old” equal rental value was in decline from 10% to 7%. Also the families who had an informal or friendly agreement with the owner of the dwelling are reduced, they represented 11%, now they represent 7%. The contracts with an agreement of rental value seem still to be marginalized  although they have now double incidence to the total (from 1,4% to 3,2%).

The types of contracts
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Source: CRESME - Survey 2002

The proportion of the families who, at the stipulation or the renewal of the rental contract, have received demands additional to the those already established, is in decline. In the previous sample survey 10,2% of the households were in rented accomodations, now it is of 7,3%. Although there has been an improvement in terms of quantity, the situation of the demands made to the households has deteriored: about 50% of the households has had an augmentation of the rent (it was 62% in 2000) but about 37% has received the demand for payments additional to the established rental value in the contract  (29%  in the previous sample survey). The proportion of those who fear some additional demand made by the owner, at the end of the terms of the contract, about 14%, remains the same. Very simular is the composition of the demands expected by the households, in particular way, about 81% are expecting an augmentation of the rent, 13% are expecting the expiry of the contract and little more than 6% are expecting both of the possible requests.

Requests already made to the tenants

	

	7,3% TENANTS (33.000 HOUSEHOLDS)

HAVE RECEIVED DEMANDS ADDITIONAL

TO THE THOSE ALREADY ESTABILISHED
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Source: CRESME - Survey 2002

· The temporariness of renting

There is some polarity inside the statistics, concerning the during of the residence : the proportion of the rental veterans is increasing; unlike this, the number of the families is increasing  who haven’t been living in the accomodations for a long time. The first case, excluding the public tenants (more than 35% of the families has been living in the accomodations for more than 20 years),  represents a large group of tenants who have been living in private accomodations  before the eighties (22,4%). In any case, the most alarming fact is that 60% of the families living in private accomodations, has been living there for less than ten years: it is evident that this proportion  is composed by two components: the first one represented by the young families who attributes to the renting condition a sort of temporariness before the purchase of an imovable, and by the families who suffer the distress (quite like the economical distress) due to the precarinous of  permanence.

Begin of the permanence in the accomodation
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Source: CRESME - Survey 2002

· The knowledge of the market and the legal opportunities

The use of the informations useful to acceed to the market is very stable in time and respects a sort of tradition around the channels of information,  with some shy signal of innovation. The proportion of households having found a rental accomodation with informations obtained from relatives and friends, has increased from 62% to 65%, in the range of two years, and this means that the oral propaganda is still the best  and most ecomonomical way to find a rental accomodation. The families having made an application to a public institution for a rental accomodation are still 14% while a slight increase can be remarked regarding the proportion of families obtaining informations from advertisements in newspapers and periodicals (from 7% to 8%)  and the households (from 6% to 7% ) applied to estate agencies.

Percentage of the sources of access to the market - 2002
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Source: CRESME - Survey 2002

Also in the regards of the knowledge of the rent reform law 431/1998, the situation hasn’t changed. Only 35% of the interviewees declares to be aware to the law, and as it has happened in the previous sample surveys, the percentage of those who are aware of the opportunities, decreases sensitively at lower income levels, those who would need it the most, above all the retired with an income of one milion of lire.

The knowledge of the rent reform and the legal opportunities (law 431/1998) - 2002
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Source: CRESME - Survey 2002

The knowledge of the law according to the income categories and the residential type
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Source: CRESME - Survey 2002

· The level of satisfaction about the public services

In order to observe more in details the distress of the families, the results of the sample survey made in 2000 in which 8% of piedmontese families considered the residential areas in a bad state of preservation, with a maximum value of 10 % of the urban area of Turin, are considered the base for this new survey. While in the previous survey, the degradation was perceived in urbanistic and social terms, this report tries  to localize more the reasons of the distress, as well in the regards of the various types and the various areas. Therefor the families have been involved in a valuation of the area where they are living, based on nine parameters previusly established and divided in four groups of interest.
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Source: CRESME - Survey 2002
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Source: CRESME - Survey 2002
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