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Section l:introduction

11

1.2

13

Opinion Research Services (OR8% commissioned by local authorities in SE London to undertake
Housing Requirements Studies in each borough and a StradeggngMarket AssessmenSHMAXor

the subregion. The local authorities involved in the project are Bexlepndey, Greenwich, Lewisham
and Southwark.

A SHMA is a framework that local authorities and regional bodies can follow to develop a good
understanding of how housing markets operate. It promotes an approach to assessing housing need
and demand which camform the development of local development document and regional spatial
strategy planning for housing policies, as set out in Planning Policy Statement 3: Housing TRBS3).
purpose of the SHMA is tiorm part of a wider evidence base for tluevelopmentof housing and
planning policeswhich should be considered alongside other factors such as the viabilikligéring
affordablehousing, land avhibility and localpolicy priorities. Therefore, theevidence provided in the
SHMA should not beiewed in isolation.The government has issued Practice Guidance setting out the
scope of a SHMA and suggests how it might be carried out.

The research was based on the analysig,280 interviews conducted withouseholds from June 2007

to November D08 (the Household Survey, which primarily underwrote the housing needs and
requirement modelling) coupled with secondary data from the UK Census, Housing Corporation, HM
Land Registry, Office for National Statistics and a range of other sources along withlitative
consultation programme with a wide range of stakeholders.

Figurel
Overview of the Document Structure fdhe Suth EastLondon Strategic Housing Market Assessment 2009

1.4

South East London Strategic Housing Market Assessment 2009

Reports

Subgroup Reports
Core Data Report | IETle Nofea (8] | =ifo]g) Technical Report
report

Executive Individual LA
Summary reports

Report of Key
Findings

This document is theore data report forSouth East Londgrwhich summarises the kestatistical
findings of the study Other documents available include:

A A report which focuses upon the key findings and potential conclusions of the study:
A Studies of the circumstances and housing requiremehfsadticular groups of the population
including, older persons, people with support neefdsnilies, Black and Minoritgthnic groups
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A
A
A

migrant workerskey workers Low Cost Home Ownership, intermediate housing, the private
rented sector, low earnergind students

A report summarising thextensivestakeholder engagemenindertaken for the study

including workshops with economic development and social care officers along with the results
of a survey and workshop with private landlords;

A technical appendix covering details of the fieldwanki modelling methodology

An executive summargesigned to be accessible to;all

Individual reports for each of the five boroughs involved in the study.

Strategic Housing Market Assessmehitactice Guidance and PPS3

1> strategic Housing Market Assessments (SHMAs) are a crucial part of the evidence base informing policy
and contributing to shaping strategic thinking in housing and planning. They were introduced as the
required evidence baseot support policies within the framework introduced by Planning Policy
Statement 3 (PPS3) in November 2006.

Strategic Housing Market Assessments and Strategic Land Availability Assessments are an
important part of the policy process. They provide informmata the level of need and demand for
housing and the opportunities that exist to meet it (Annexe C, PPS3)

16 SHMASs work at three levels of planning:

Regional

A Developing an evidence base for regional housing policy.

A

Informing Regional Housing Stratagyiews.

A Assisting with reviews of Regional Spatial Strategy.

Sub regional

A Deepening understanding of housing markets at the strategic (usually sub regional) level.
A Developing an evidence base for sub regional housing strategy.

Local

A Developing an eviderechase for planning expressed in Local Development Documents.
A Assisting with production of Core Strategies at local level.

17 When considering SHMAs in the context of developing Local Development Documents, PPS3 sets out
the following expectations:

Based upotthe findings of the Strategic Housing Market Assessment and other local evidence, Local
Planning Authorities should set out in Local Development Documents:

A The likely overall proportions of households that require market or affordable housing, for

example x% market housing and y% affordable housing.

A The likely profile of household types requiring market housing e.g-peutton, including

families and children (x%), single persons (y%), couples (z%).

A The size and type of affordable housing required. éPadPara 22)

18 Alongside PPS3, Practice Guidance for undertaking Strategic Housing Market Assessments was
published by the Department for Communities and Local Government (CLG) in March 2007 and
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subsequently updated with a minor revision in August 200further note publishedointly in March
2008 by GLA, Government Office for London dmmhdon Councils stated thatondon was a suitable

housing market for the purposes of a SHMA but that sub regional assessments would need to be

undertaken in parallel inrder to provide sufficient analysis of local needs and requirements.

The Practice Guidancegives advice regarding the SHMA process and sets out key process checklist

items for SHMAartnerships to follow. These checklist items are important, especially in the context of

supporting the soundness of any Development Plan Document:

In line with PPS12, for the purposes of the independent examination into the soundness of a

DevelopmenPlan Documenta strategic housing market assessment should be considered robust

and credible if, as a minimum, it provides all of the core outputs and meets the requirements of
all of the process criteria ifigures 1.1 and 1.2(Page 9)

1% The core outputs amh process checklist required of an SHMA to demonstrate robustness are detailed

below.

Figure2
CLG SHMA Practice Guidance FigurecXCbre Outputs (Paras 9 and 10)

Core Outputs

1  Estimates of current dwellings in terms of sigge, condition, tenure

Analysis of past and current housing market trends, including balance between supply and demand in diffel
housing sectors and price/affordability. Description of key drivers underpinning the housing market

Estimate of totafuture number of households, broken down by age and type where possible
Estimate of current number of households in housing need

Estimate of future households that will require affordable housing

Estimate of future households requiring marketusing

Estimate of the size of affordable housing required

0 N o o b~ W

Estimate of household groups who have particular housing requirements e.g. families, older people, key wc
black and minority ethnic groups, disabled people, young people

Figure3
CLG SHMA Practice Guidance FigureclP2ocess Checklist

Process Checklist

1  Approach to identifying housing market area(s) is consistent with other approaches to identifying housing
areas within the region

Housing marketonditions are assessed within the context of the housing market area

Involves key stakeholders, including house builders

Contains a full technical explanation of the methods employed, with any limitations noted

Assumptions, judgements arithdings are fully justified and presented in an open and transparent manner

Uses and reports upon effective quality control mechanisms

N o o b~ WwN

Explains how the assessment findings have been monitored and updated (where appropriate) since it was
originallyundertaken

111 Details of how the SHMA for South East London meets all of the Core Outputs and Process Checklist cal

be found in the Technical Appendix

Paged
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Data Sources

1.12

1.13

1.14

1.15

1.16

1.17

Whilst the study sought to draw on a wide range of secondary data sources, primary datdswas
collected througha household survey based on a random probability sample. The Household Survey
was conducted betweerdune 2007 and November 20G8d a total of 7,250 households were
successfully interviewed. Identified noasponse issues were adeised by a comprehensive statistical
weighting process.

The following number of interviews were conducted at the given tirmesach of the boroughs

A 1,250 interviews in BexleyMay-June 2008)

1,250 interviews in Bromley; (OctobBlovember 2008)
1,500interviews in Greenwich; (JuBugust 2008)
1,500 interviews in Lewisham (Judely 2007)

1,750 interviews in Southwark (Janudwarch 2008)

> > > >

It is noteworthy that for this study the definition of a household was more complicated than would
typically be fand. In many cases interviewers found that a single dwelling contained groups of
unrelated adults. It was decided for practical purposes to treat these groups as being distinct
households unless there were good reasons for treating them as separatehuddse Therefore, if

two families were occupying different parts of the same dwelling, or the main dwelling had been
broken up into more than one unit insidéhen the households were treated as being separate.
However, if four adults were sharing a dimdpathroom and kitchen in a four bedroom property they
were considered to be one household.

All figures from the Household Survey presented in this report have been gropsedrepresent the
overall populatiorg therefore where the report discusses spic numbers of households or dwellings,

it is not the number of respondents that is referred to but the number of households or dwellings
acrossSouth East Londothat they represent. Following the weighting process it is estimated that
there are551,900 households and.,282,871people inSouth East Londowith an average household
size of 2.2 people.

The secondary data sources used included:

A 2001 Census of Population;

Database of all property sales maintained by HM Land Registry;

Information on exighg stock maintained by Valuation Office Agency;

Details on local properties from the Royal Mail Small User Postal Address File (PAF);

Housing Strategy Statistical Appendix (HSSA) submissionalfroonoughs

South East London Housing Market Partnerghipetin;

Housing Corporation publications from Registered Social Landlord (RSL) CORE logs (Continuous
Recording) and other statistical returns; and

A Local authority housing and planning administrative records

> > >y > >

All secondary data sources used sought taegpond with the date of the primary data collection, and
a reference point oMarch2008 (or the nearest available date to this point) is the basis for all sources.
This is also the base date for the study projections.

Pagel0



Section 2:.The Study Context

21 This section provides a spatial and policy context for the study in terms of Government aims and how
these have been taken forward within the region, sub regionlandl authorities

National Policy Context

22 |n 2003, the government set out their current vision for housing in the Communities Plan. This

publication has led to a period of significant change in planning systems across England and Wales, anc
the current housing policy document is Planning Pditatement 3 (PPS3) which has recently replaced
a series of policies including Planning Policy Guidance Note 3 (PPG3) and Circular 6/98.

23 The objectives of the Communities Plan demand that our communities:
A are economically prosperous;
A have decent homes at fairdable prices;
A safeguard the countryside;
A enjoy a welldesigned, accessible and pleasant living and working environment; and
A are effectively and fairly governed with a strong sense of community.

24 PPS3 supplements these aims with the requirement that pespbuld also live in a community where

they want to live. An important series of definitions are also presented in PPS3, of which several are
detailed below.

2% Notably, one of the six principles of PPS3 is that an evidbased policy approach to housing

provision is taken:

Local Development Documents and Regional Spatial Strategies policies should be informed by a
robust, shared evidence base, in particular, of housing need and demand, through a Strategic
Housing Market Assessment.

2% To deliver the Commurniés Plan the Government tasked the nine English regions with setting up a

regional housing body or board. The emerging London policy is contained within the London Plan
published by the Mayor of London.

The London Plan 200£2008and the Mayors Draft Consultation Plan October 2009
Background

27 The London Plan, the Mayor's Spatial Development Strategy, was first published in February 2004. The
Plan's integrated and strategic policies inform delivery in a range of areas including housing, transport,
andsupporting economic growtiChe Mayor is legally required to keep the London Plan under review.

28 An updated plan containing alterations made since 2004 was published in February 2008. The election
of a new London Mayor in May 2008 led to proposals forwa hendon Plan being published in April
2009leading to formal publication of a replacement plan towards the end of 2011.
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29 A ReplacementDraft Consultation Plan was published in October 2009. However, the February 2008
version of the London Plan retains Iégaecedence until the replacement London Plan is published.

Key Themes

2MWegKS [2yR2y tftly NBO23aIyArAasSa (GKFEG [2YyR2yQa S02y2Y)
market and this in turn requires adequate housing provision to sustain it. Lack of housing, especially
affordable housing, is already one of the key issuesfgicondon employers.

211 Reflecting the key national policy themes of sustainable communities and social cohesion, the London
Plan acknowledges that a strategy for housing is not simply a matter of providing adequate
accommodation, but also about ensuringcass to key public services and local amenities. It
emphasises that new housing should also help support economic growth and offer a range of choices
for new households, including affordable housindpoth homes for social renting and intermediate
housing.

Key Objectives
221y NBaLkRyasS (2 GKS 02083y (KS [2YR2y tflyQa YIAY

FOO2YY2RIGS [2YyR2y Q& 3INRGUK GAGKAY AGA 02dzyRI
make London a better city for people to live in;

make London a more prosperous citittwstrong and diverse economic growth;

promote social inclusion and tackle deprivation and discrimination;

AYLINR @GS [2YR2yQa | OO0OSaaAroAfAadeT

A make London a more attractive, welesigned and green city

LD DD D

Future Housing Provision

213 The Plan has a strong focusdbry ONB | Ay 3 [ 2y R2y Qa &dzlllX & 27F K2dzaA
for distributing housing capacity among the boroughs and for realising and monitoring that
development. Policy 3A.1 of the London Plan 80&ts a minimum target for housing pradeis
30,500 This is slightly below the target of 33,000 new homes per annum identified by the draft
Strategic Housing Market Assessment (ORS, November 2008).

214 The Consultation Draft Replacement Plan (October 2009) suggests an even (albeit slightly) higher
annual target of 33,380 new dwellings per annum between 2011 and 2021. However, as targets should
be over a 15, rather than 10 year period, the Mayor is committed to reviewing targets by 2015/16.

215 Note that the Draft Plan proposes a different view of Lorda@n t f | yfefibng B tha 20068 Plan
and proposes a different spatial framework for policy (map 2.2 below);

A Central London including a Central Activities Zone
A Inner London
A Outer London

218 The housing subegions are unaltered.

Pagel2




Chapter2: The Study Context

217 Minimum targets for theLondon Planning sutegions are shown below. The Planning Eastreginn
includesBarking & DagenhanBexley, Greenwich, Hackney, Haveripgyisham, Newham, Redbridge,
Tower Hamlets and Waltham Forest.

Figured
LondonHousingProvisionalAnnual MonitoringTargets byNew PlanningSub-region (SourceDraft Consultation London Plan (October 2009) Table

3.1
London Housing Provision Targets 2011 to 2021

Area Total Target Annual Monitoring
Target

East London 148,450 14,850

North London 36,350 3,635

South London 43,250 4,325

West London 40,150 4,015

Central 65.600 6,560

Total 333,800 33,380

Map 2.2 Outer London, Inner London and Central Activities Zone

B Central activities zone
Inner London
B Outer London

Source: GLA 2009 © Crown copyright. All rights reserved. Greater London Authority 100032379 (2009)

2B e KS al@2N) Lldzof A&aKSR WttlyyAay3a F2NI I . SGGSNI [ 2y
address inrevising the London Plan, other related strategies and guidance. It paved the way for the
ale@2NRa 5NITFO [2yR2y tfly hOG20SN) HAndd La 2
homes Londoners need and the key policy responses. These indiygereng the delivery of
affordable homes while removing prescriptive and cousgevductive targets; enabling a higher
LINE L2 NG A2Y 2F aKINBR 26YySNBKALI YR 20KSNJ WAY( S
for Mayoral housing initiatives; impving standards for the quality and design of housing; and
promoting good quality, liveable and sustainable neighbourhoods.
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South Eastondon Strategic Housing Market Assessn2i0

Affordable Housing

2.19

2.20

2.21

2.22

2.23

2.24

2.25

The2008Plan places a strong emphasis upon affordable housing. It is seen as being important to meet
the need of households who cannot afford decent and appropriate housing in their borough and also
to promote mixed and balanced communities. A shortage of affordable housing has led to increasing
numbers of households in priority need being forced to live forglgeriods in temporary housing,
overcrowded conditions and in bed and breakfast accommodation. Many others have moved out of
London and are either travelling long distances to work or are leaving the capital altogether.

The result can be that those witbwer incomes find it very difficult to access the housing they need,
with many having no option but to seek social housing. This in turn can lead to social housing and
deprivation being closely linked, with people finding it increasingly difficult toenmwvfrom social into

other forms of housing.

The consultation draft replacement plan (October 20@Mphasises thelink between health
deprivation and housing.London is a very expensive place to live, a problem exacerbated by the
income trends which g1gest that Income poverty rates for children, working age adults and pensioners
are higher in London than elsewhere in the Wwever the Draft Plan It also includes evidence
based approach to the identification of areas intensification and regenation designed to improve

the local economy and reduseichinequalities.

The delivery of additional affordable housing has featured significantly in the development of the
London Plan.The first London Plan (2004) adopted a strategic target that haifl @dditional housing
should be affordable. Howeveiin 2008, the new mayor decided that th target has proved
unachievable and unresponsive to local circumstantesthe Draft Plan @ intends to propose a
numeric rather than a rigid percentage basedjimmal target, informed by the SHLAA and SHMA,
working with boroughs in the light of their subgional and local housing market assessments to
ensure their own affordable housing targets fully and realistically contribute to local and strategic need
and onform to the London Plan.

TheDraft ConsultationPlan (October 2009) suggests that, based on the funding that was available and
the record of delivery of affordable homes over recent years, an average of 13,200 additional
affordable homes per annum is @more appropriate strategic target. This equates to an annual
affordable housing target of 40% of all new dwellings. However, the Mayor will engage with boroughs
individually to enable them to set local affordable housing targets which are in general watyfarith

GKS [2yR2y tflyQa aiNXraGaS3aIAo GFrNBSGa®d

Although the original London Plan (2004) suggested that future affordable homes consist of 70 per cent
social housing and 30 per cent intermediate housing, the London Housing Strategy indicates that a
target d 60 per cent social housing and 40 per cent intermediate housing may be more appropriate.
These targets areetained inthe Mayors Daft ConsultationPlan (October 2009).

Finally, in terms of affordable housing thresholds, Braft ConsultationPan (Ocbber 2009) suggests

that Boroughs should normally require affordable housing provision on a site which has capacity to
provide 10 or more homes (compared with the PPS3 threshold of 15 dwellings). It encourages Boroughs
to seek a lower threshold through tHéDP process where this can be justified. They are encouraged to
ensure that the affordable housing requirement applies to any site which has the capacity taking into
account other policies of the plan to provide the minimum number of dwellings set inttireshold

Pagel4




Chapter2: The Study Context

South East London

South EasLondon represents one of the five sufigions which make up the Greater London
administrative area. The stiegion incorporates the five London boroughs of Bexley, Bromley n@iek,
Lewisham and Southwark.

Figure5
Identifying the Study Area

(a) South East London swregion within Greater London (b) Boroughs within theSouth Eastondon subregion

and =
Newham Dagenham Havering
\ \_/
i \

v

Sevenoaks

Reigate and
Banstead

Tandridge

South East London Housing Strategy 2€(1H

228 Thjs is one of 5 housing sub regions that cover Londba others beingSouth West, East, North and
West. Each sub region has its own housing strategy and is the basis for the delivery of new affordable
housing through Homes and Communities Ageimoyestment and for investment in private sector
housingthrough the Regional Hizd A y3 t 2 G4 Qa ¢ I NHAiRdIaf & Londi®y Fubregigns { i NX
the character of the sulegion is diverse. It covers inner and outendonBoroughs. Nevertheless as
is evidenced below, the sub region candi®wn to function as a cohesive aredhin the context of
the London Regian

221 The South East London Housing Partnership (SELHP) is made up of the boroughs of Bexley, Bromle
Greenwich, Lewisham and Southwark andudeshousing association partners. The scope and nature
of SELHP's work cée seen in thesuth EastiLondon Housing Strategy and its summary and through
the sub groups that are responsible for delivering the strategy and its action plan.

228 The followingsub regional objectives stem from an overall aim to improve delivehousing services
in the South East London subgion and were chosen because they:
A Are consistent with national, regional and local housing objectives.
A Are issues for which sutegional working can deliver at least part of the solution.
A Have scope for resoces to be deployed across borough boundaries.

2292 The sutNB I A 2 Yy Q& K 2(2086XG) descabésNibwiitieFallowing objectives will be met. The
topics also align to the scope of this SHMA.
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Objective 1: Provide sufficient new good quality homes intathures that are affordable

A To ensure there are sufficient high quality new homes in all tenures to meet housing need in
the sub region. This includes meeting the needs of particular groups and addressing
affordability issues.

Objective 2: Tackle overcroving

A To reduce the number of households who are overcrowded in both the public and private
sectors by developing options to provide larger homes across theaeglibn and targeting
under-occupation to ensure that housing stock is used effectively to meetisie

Objective 3: Provide choice in housing to meet the needs of the-sedjion

A Promoting the use of choice based letting schemes in all boroughs and assessing the viability of
a sub regional scheme to provide choice, utilise stock in the most efficiemh@nand assist in
meeting housing needs in the subgion.

Objective 4: Prevent homelessness and reduce the use of temporary accommodation

A To prevent homelessness through various innovative measures to address current and future
needs and achieve the GANg/ YSy (1 Q& G F NBSiG (2 KIf @S (GKS ydzyo
accommodation by the year 2010.

Objective 5: Improve housing in the private sector.

A To ensure that all housing is of a decent standard, especially that occupied by vulnerable
people in the priate sector. To develop and encourage good practice in the private s@&ugr
to let, licensing and enforcement.

Objective 6: Tackle empty properties

A To maximise the use of all properties in the sabion, in particular by bringing empty
dwellings backnto use.

Objective 7: Support independence for vulnerable households
A To enable vulnerable households to live as independently as possible.

230 The strategyproposeda target for the delivery of 5,000 homes pemaim in the South East of London
and that 40% of thesewould be 3 bed or larger and that therevould be a 70:30 split between
intermediate and social rented tenures.

Bexley

231 Bexley makes up 61 square kilometres and falls in between the key growth areas in London and Kent.
Since the mieseveries Bexley has had a fairly static population, with an estimated population for mid
2007 being 222,100 people.

232 SEf SeQa 38 aiGNHZOGAINB Aa aAYATIFN G2 GKIG 2F 9y
London as a whole has a much larger pntipo of people aged 2@5 and a much smaller percentage
of people aged over 50 years.

Pagel6




Chapter2: The Study Context

233 Bexley is similar to England in terms of the proportion of those from Black and Minority Ethnic groups
(BME). The BME population of Bexley accounts for 12% ofthetb ¥ O2 YLJI NI} 0t S {2 ¢
GSNE RATFTFSNBYy(H (2 [2YR2yQa om: o

Bromley

23% Geographically, Bromley is the largest borough in London. Its population however stands at 300,000
residents.

2B eKS ONRYESe /2YYdzyAide tftly wnndp NBO23IyArasSa GKS
a unique sense of place. The council is also aware of the challiérigess in an era of increased public
expectations but fewer resources.

238 |t is clear that by 2020 the population will be larger, more culturally diverse and with an older age
profile.

Greenwich

23" The population 6Greenwich was recorded in 2007 as being 223,100 people (ONearighopulation
estimates). This is projected to increase to 244,375 by 2011; 262,595 by 2016, 274,807 by 2021 and
28,123by 2026 (GLA Population Projections (low)).

238 The economy of Greeneh is dominated by small businesses; 85% employ less than 10 people and 4%
employ more than a hundred. Business formation and closure rates are both below the London
average, suggesting that the borough is both more stable and less dynamic than timegeheral.

239 The 2004 London Plan sets a target for GreenwicOpf0Oadditional homes betwee2007/08 and
201617, equating to2,010per annum. Due to its riverside settingp, high quality apartments have
been a feature of the new development which has proved popular withigrant households.

Lewisham

249 The 2001 Census identified that Lewisham had a population of 247,500 people, with proportionately
fewer people ofretirement age than England and Wales as a whole. At that time, there were 114,650
people working in Lewisham (of whom 31% also lived in the area) with a further 79,500 of the resident
population commuting to jobs outside the authority.

241 | ewisham has relatively high levels of unemployment and poverty. The Index of Multiple Deprivation
2007 indicates that Lewisham is the 39th most deprived local authority in England and the 11th most
deprived in London.

242 The economy of Lewisham Boroughsha relatively narrow base with the Council being the largest
AAYy3AES SYLIX 28SNIAYy GKS . 2NRdzAK ¢KS . 2NRdzAKQa
areas of London for their employment, principally to central London.

Southwark

243 The 2001 Census identified that Southwark had a population of 244,861 people and 110,000
households, 50% of these&é in social rented housing, compared to an English average of 19%, and
there were high levels of homeless due to an inability to meet identifiable needs in terms of affordable
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housing. In December 2007 the average house price in Southwark was £340j6080svslightly below
the London average of £350,000,

244 The Index of Multiple Deprivation 2007 , on the rank of average ranks measure, shows Southwark to
be the 19th most deprived borough in England and the 10th most deprived in London.

Figure6
Summary of Key Facts

Bromley Greenwich Lewisham Southwark SE London

Population
2007(ONS mid

year population 222,100 300,700 223,100 258,500 274,400 1,278,900
estimates)

% BME
Population o . ) . . .
(CensuL00Y) LB 14.7% 35.9% 47.9% 49.7% 33.3%
% Population 65+

2008 0 5 . . . .
(POPPI) 16% 16.8% 11.5% 9.6% 9.0% 12.6%
Population
Projections

-% increase
20062026 (GLA
Low projections)

3.3% 4.0% 25.2% 19.2% 29.2% 16.1%

IMD Rank
(CLG) 194 228 24 39 26 102

Average
Household
Income £34,200 £41,300 £32,100 £27,900 £29,800 £33,300
(ORSHousehold
Survey)
Unemployment
Rate
2009
(Claimant Count)
Number of
Households
(ORS Household
Survey)
% Owner
Occupied
Dwellings 74.0% 73.8% 44.8% 40.4% 26.3% 51.5%
(ORS Household
Survey)
% Private rented
Dwellings
(ORS Household 11.2% 13.1% 18.9% 29.0% 24.9% 19.6%
Survey)

3.6% 3.3% 5.1% 5.1% 4.7% 4.4%

91,200 129,800 98,900 110,800 121,200 551,900

%Social Rented
Dwellings
(ORS Household 14.7% 13.1% 36.2% 30.6% 48.7% 28.9%
Survey)

Number of
householdson
the housing
register

6,180 4,861 13,486 17,256 8,604 50,387
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Section 3:dentifying Housing Markets inc&ith East
London

Housing SukbMarkets

31 A key objective of an SHMA is to understand dperation of the housing markets within the study.
This in turn requires anléntification of the boundaries of the housing mar{st

%2 within London, it is plausible to argue that the whole of Greater London forms a self contained housing

market. On thé basis the Greater London Authority commissioned MA&kb cover the whole of
Greater London.

%3 However, it is also possible to argue that there are distinct housing markets operating within London.

This section explores how it may be possible to idetitigse housing markets and the implications for
South East London.

Housing SubMarkets in the ®uth East London SukRegion

%4 Our methodology to identify subegional housing market areas is based on two key guidance
documents:

A Planning Policy Statement BRS3): this identifies Housing Market Areas as being geographical
areas defined by household demand and preferences for housing. They reflect the key
functional linkages between places where people live and work.

A CLG Guidance: In March 2007, the DepartnienCommunities and Local Government (CLG)
AdadsSR Iy ! ROAOS INBEHE 2% Y t a KREA ANV B NY ) Sdzo | N
recognised that local authorities in several regions had already developed approaches to
defining subregional housing markedreas and it therefore sought to identify emerging good
practice.

%> The study also considers:

A working geographies for the analysis of housing markets (at local level and beyond),
A looking beyond theouthEast] 2 Y RUPNIEIA 2y Q& 02 dzy Rlah Sa ¢ KSNB
Sources of Information and Approach

3¢ The CLG advice note identifies three sources of information which help to evidence local housing sub
markets, namely:

A House prices and rates of change in house prices, which reflect household demand and
preferencedor different sizes and types of housing in different locations;

A Household migration and search patterns, reflecting preferences and the-ofisienade when
choosing housing with different characteristics; and
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A Contextual data, such as travel to work areahich reflect the functional relationships
between places where people work and live.

37 These methods identified for defining housing market areas can bedisided into two broad
approaches:

A The first approach seeks to identify and group together areitis similar characteristics;

A The second approacteeks to identify and group together areas which show a degree of self
containment (in terms of either migration and/or employment patterns).

Identifying and Grouping Areas with Similar Characteristics

38 Clasifying submarkets using the first approach will tend to yield a larger number of small areas, but
each area will tend to have residents with similar characteristics. If such characteristics change,
perhaps young single persons join together and becaangly households, they are likely to move into
a different housing suimarket. For example the couple may choose to leave a town centre apartment
for a home with a garden in a more suburban location.

Identifying and Grouping Areas with a Degree of Selhtanment

39 Using the second approach for classification tends to yield fewensrketsc but within each of the
identified areas, there should be housing available for residents of all types. If the identified area has a
balanced housing market, all hat®lds should be able to find housing to meet their requirements at a
price that they can afford.

310 |f there is insufficient housing of any particular type, households seeking such housing will inevitably
widen their search areas in order to find the housihgt they require. On the assumption that their
SYLX 28YSyid OANDdzvaill yOSa R2yQlicsOtkdlatldd any pakichlar o A f f
type of housing will, over time, change the patterns of containment in relation to both migration and
employment, such that the sumarket boundaries will eventually be redefined to include areas
OFGSNAY3I F2N) GKS daYAaaAiay3daég GelLlSa 2F K2dzaAiAy3ao
NBEO23IyAaSR YR (GKS aYAdaAiy3de theldabadeaz T K2dzaAy3a Y ¢

Data Sources Used

31 There is an increasing amount of secondary data available that can be drawn on to help understand
each of these factors. It is important to recognise that no one single approach (nor one single data
source) can provide definitive answerg but through considering the range of available data, it is
possible to form a judgement on an appropriate geography forreaiket areas.

312 The data sources that we have considered in the course of this analysis include:
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Data Source Contents Geography Dates
2001 Census Tenure, household type, age, migration, travel to work Census Output Arez 2001
education, household amenities, religion, employment and a 5% sample of
and health individual records)
Land Registry records Record o#ll properties sold including selling price and  Individual records 2000
tenure including 7 digit onwards
postcode
CORE data on social lettings  Individual records of recent tenants in the social sector Individual records 2004
including household size, ethnicity, income #adising including 7 digit onwards
benefit claimants postcode
Index of Multiple Deprivation  National measure of relative deprivation which also Census Output Aree 2004
data from the CLG incorporates education, health, income, crime and socia
wellbeing
ONS National Health Service Record of inter local authority migration Local authority Annual
Customer Records since 1997

Identifying SubAreas inSouth East London

313 One method for identifying housing markets is through an analysis of house prices. Neighbouring areas
which contain similar house prices are also likely to share many other similar characteristics, which
could lead to them being viewed as being a housiragket.

Figure7
Relative House Prices AcroSseater Londor(Source: UK Land Regisignuary2008 to December2008)

2008

MSOA average price to
London average price

200% and above
110% to 200%
90% to 110%
76% to 90%
50% to 75%
below 50%

dOoEEnm
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314 Figure7 shows the variation of house prices from the mean across the South_Badbnsubregion
from January2008 to December2008 by Middle Super Output Areas (MSOAYeas in the darkest
shade & purple contain house prices which are ov290% of theLondonaverage and those in the
lightest shade ofpurple are less tharb0% of the average. The majority of house prices inSbath
East Londosubregion are below thé.ondonaverage.

315 Figure8 shows a closer view of relative house prices ac@®ssth East London This identifies that
house prices irparts of SouthwarkBanksideand Dulich), GreenwichWest Greenwich/Blackhea}h
andparts ofBromleyare typically higher than those ltewisham, Bexley and large areas of Greenwich

Figure8
House Prices Acrosouth EastLondon Comparedo the London AveragéSource: UK Land Regisignuan2008 to December2008)
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Conclusions

3.16

If we were seeking to identify suinarkets on the basis of areas with similar characteristics, the above
maps would suggest thareas such as DulwictWest Greenwich/Blackheatind Banksidewould form
sub-markets because they are distinct from their surrounding are¥#hilst it is helpful to understand

this distribution of local house prices, the distribution does not appear to provide a clear mechanism
for classifying suimarket areas because each area will tend to have residents with similar
characteristics. As noted earlier, if such characteristics change, perhaps young single persons join
together and become family households, they are likely to move into a different housingaiket.
Therefore, the identified suinarkets are not capable of meeting the needs of all households

Using Employment and Migration Patterns to Define Housing Market Areas

Travel to Work

3.17

3.18

3.20

3.21

We can identify travel to work behaviour through analysis of th@12Gensus datéFigure9 overleaf)
This identifies thosevho are resident in the area and commute out of it to work and vice versa. It also
indicates the proportion of people both living and working in the-seguion.

The following table showthe boroughs and regions that residents of South East London travel to for
work (first two columns), and the boroughs and regions that those employttn South East London
travel from (second two columns). The final column gives the net number of workers travelling into
South East London to workhe data identifies that 298,547 people both live and work in South East
London. This represents arouBd% of all those living in the area who have a job, and 68% of all those
who work in South East London.

Most of the travel to work patterns in the area are London based. The majority of South East London
residents are either working in the suibgion orother parts of London (94%) and those coming into
South East London to work mainly travel from other parts of London (88é&jdents of South East
London are more likely to leave the stdmgion to work in other parts of London than residents of other
Lordon boroughs are to travel into South East London to wpitk particular a net 57,500 South East
London residents travel to Westminster, and 38,200 to the City of London to work.

However a net 23,878 people travel into South East London tckviimm pats of the South East and
7,835 travel from parts of the Eastern region.

From this it can be argued that the subgion as a whole has the makings of a housing market area, as
it reflects where people both live and work. This point can be reinforced thrarg analysis of
migration patterns.
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Figure9
Travel to Work Patterns for Residents $outh East Londom 2001(Source: Census 2001)

Travel to Work

UK Region Travelfrom South East London Travelinto South East London
N % N %
Bexley 50,923 9.1% 63,358 14.3% 12,435
Bromley 79,744 14.3% 81,153 18.4% 1,409
Greenwich 52,119 9.3% 53,291 12.1% 1,172
Lewisham 52,251 9.4% 58,689 13.3% 6,438
Southwark 63,510 11.4% 42,056 9.5% -21,454
SE London sutotal 298,547 53.5% 298,547 67.6% 0
Westminster, City of 59,566 10.7% 2,009 0.5% -57,557
City of London 38,331 6.9% 118 0.0% -38,213
Camden 20,254 3.6% 2,155 0.5% -18,099
Tower Hamlets 18,036 3.2% 3,117 0.7% -14,919
Lambeth 21,849 3.9% 11,189 2.5% -10,660
Islington 11,292 2.0% 2,259 0.5% -9,033
Kensington and Chelse: 7,124 1.3% 1,373 0.3% 5,751
Hackney 4,900 0.9% 2,665 0.6% -2,235
Hammersmith and Fulham 4,570 0.8% 1,639 0.4% -2,931
Wandsworth 7,373 1.3% 5,160 1.2% 2,213
Redbridge 641 0.1% 2,555 0.6% 1,914
Waltham Forest 1,143 0.2% 2,523 0.6% 1,380
Haringey 963 0.2% 2,290 0.5% 1,327
Havering 824 0.1% 2,285 0.5% 1,461
Barnet 1,083 0.2% 2,135 0.5% 1,052
Rest of London 28,066 5.0% 33,280 7.5% 5,214
London subtotal 524,562 94.1% 375,299 85.0% -149,263
East 4,512 0.8% 12,347 2.8% 7,835
East Midlands 431 0.1% 984 0.2% 553
North East 148 0.0% 278 0.1% 130
North West 467 0.1% 710 0.2% 243
Northern Ireland 18 0.0% 33 0.0% 15
Scotland 203 0.0% 156 0.0% -47
South East 25,521 4.6% 49,399 11.2% 23,878
South West 612 0.1% 1,013 0.2% 401
Wales 161 0.0% 312 0.1% 151
West Midlands 564 0.1% 724 0.2% 160
Yorkshire and The Humbe 358 0.1% 515 0.1% 157
Total 557,557 100.0% 441,770 100.0% -115,787

Migration Trends

%22 Since 199®7, the ONS has publishedlatively localised migration data using information from the
NHS Central Register (NHSCR) which records the movement of individuals who change GP. The NHSCR
data provides an effective way of monitoring changes in migration over time, but it is impddant
recognise the limitations of the data. Not everyone who moves will register with a doctor, so some
migration will not be counted. Nevertheless, as the data provides the best available basis for analysis,
the following information details migration pitrns for the period 20022007 .
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%23 Figure 10 illustrates the migration patterns between London boroughs. This shows a clear split
between north aad south London, with population leaving the northern central area of London moving
to other northern boroughs and those leaving southern central boroughs moving to other southern
boroughs. Therefore, the River Thames appears to act as a natural bargeparate the north and
south London housing markets.

FigurelO

Migration Between London Boroughs 20@007(Source: ONS Migration Statistics Unit: Movements between local authorities in England and
Wales based on patient register data and patientegistration recorded in the NHSCR)

Barnet

Hillingdon

Richmond
Upon
Thames

Net migration flows
2002 - 2007

Croydon
\_\b

Bromley € 2,500 to <5,000

s 5,000 to <10,000
‘4—- 10,000 or more

Gross flow of 20,000+

%24 Figurel1 shows a more detailed picture of the migration flows for south east London. It can be seen
that the population is generally moving eastwards and southwards towards the outer London
boroughs. Both Bexleyand Bromley gain frogrbut do not lose population toother boroughs in South
East London and Southwark loses population to all other boroughs in theegidn while Lewisham
andGreenwich experience both gains and losses.

325 Across the whole of south Londahe most difficult borough to allocate ta subregionis Lambeth

which connects to boroughs in both south east and south west Londdawever,the strongest
connectionfor Lambethis with Croydorwhich in turn is not closely linked to the boroughs ol

East London Therefore, Croydon and Lambeth appear to form a dividing line between South East and
South West London with the five authorities of South East London having strong migration connections
to each other.

326 On this basis it is possible togalethat Lewisham, Bexley, Bromley, Greenwich and Southwark form a

coherent London subegion as a whole As acombined subregion the five authorities have
sufficiently different characteristics to allow them to provide housing for househalslstheir
characteristics change. This means that households could potentially meet all their housing
requirements without having to look outside the stdgion.
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Figurell

Migration Between London Boroughs in South East London 200Q7 (Source: ONS Migration Statistics Unit: Movements between local
authorities in England and Wales based on patient register data and patieegisration recorded in the NHSCR)
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Summary of Key Points

A One way of defining housing subarkets is through an analysis of relative house prices. This identifies that hol
prices in parts of Southwark (Bermondsey and Dulwich), Greenwich (West Greenwich/Blackheath) and parts
Bromley are typically higher thahose in Lewisham, Bexley and large areas of Greenwich. But while it is usef
understand this spread of house prices it does not serve as an adequate means of identifying housiagkei®
because each area will tend to have residents with sircharacteristics. Circumstances of residents change whi
require a move and therefore these sufarkets are not capable of meeting the needs of all households.

A Travel to Work data, therefore provides a more robust framework in which to identify housirkgts. The data
identifies that 298,547 people both live and work in South East London, this represents around 54% of all tho
living in the area who have a job, and 68% of all those who work in South East London.

A Most travel to work patterns in the aeeare unsurprisingly London based with 94% of South East London reside
either working in the sulvegion or other parts of London, and 85% of those travelling into South East London t
work do so from other parts of London.

A Migration patterns tell a sifitar story. The population is generally moving southwards and eastwards towards 1
outer London boroughs and Kent. Both Bexley and Bromley gain from, but do not lose population to, other
boroughs in South East London, and Southwark loses populatidhdtiher boroughs in the subegion, while
Lewisham and Greenwich experience both gains and losses. In particular there is a significant movement of ¢
20,000 people between South and Lewisham and between Greenwich and Bexley.
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Chapter 4:Housing Market Drivers

“1 This section of the report considetise main factors considered to be driving the housing market
that is, the demographi¢ceconomic and social factors that underpin demand for housing. Firstly we
analyse the population acrossSouth East Londonconcentrating in particular on how dal
circumstances have changed over the last ten yaars how they are projected to changefirture.
We draw on information from the household survey to understand the scale and natin@usthold
migration as it affects thesubregion Then we look at the economicharacteristics of local
households, and how local employment comparesational and regional patterngn order to gain a
wider understanding of the character 8buth East Londoas a place to live, &gexamine information
TNBY G(GKS K2dzaSK2f R adNWSe | o02dzi K2dzaSK2f RaQ a
and report on Multiple Deprivation at ward level.

Population

National LevePopulation andHousehold Changes

4.2 . Figurel2:
Recent flgures show that the number of Number of Households in the UK 19&D21(Source: DETR)

households in the UK has increased more , 3,

rapidly than housing supplyThere are several E 250
key reasons for the increase in household g/\ 20.0
numbers(Figurel12). According to the Office 2 é 150 |
for National Statistics (ONS), until the mid S = 100 |
1990s, natural change was the main driver for & ~
growth, with births outnumbering deaths E 201
0.0 -

However, more recent growth has been
predominantly based on international
migration.
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*3 Figure13shows that there is natural increase in the UK population. The natural population increase
between 2003/04 and 2004/05 was 126,8@@ople. This increase is commonly attributed to
improvements in health care, which reduces child mortality rates and allows people to live for longer.

*4 Figure14 demonstrates that there has been fairly rapid growth in net UK migration, with particularly
high growth between 2003/04 and 2004/05. The ONS reports that this increase was mainly due to the
rise in the number of citizens coming frometlben accession countries (A10) that joined the EU in
May 2004. Net inrmigration of A10 citizens was 74,000 in R@05, compared with 10,000 in mid
2004.
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Figurel3 Figureld
Births and Deaths in the UK, 202D05(Source: ONS, General Population Change in the UK, 20@D05(Source: ONS, General
Register Office for Scotland, NI Statistics & Research Agency) Register Office for Scotland, NI Statistics & Research Agency)
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45> In addition to a growing population, the size of households has been reducing over recent years,

hence housing requirements have increased. The average household size in England was 2.67 in 1981
and is predicted tde 2.15 in 2021ONS projections)

“® Thissignificant reduction in household sitas several possible causeslt is likely that the key

contributors areincreasing rates afelationship breakdownpeople delaying having children and the
ageing population.The effect of the ageing population is thabre people are living longer and some
of them are living alone for longeas women have a Iger life expectancy than men(ONS
Population Trends)

Population Trendsn South East London

“" In 2007 South East Londohad atotal population of1,278,®0 people (ONS Midyear Population
Estimate$ Since 1981South East Londosaw a slight fallin its population reaching a low of
1,179,600in 1988, after whichit began to steadily rise again, and then more rapidly frarmund
1998(Figurel5). Taking the 1981 population as a base, the populaticBoafth East Londomse by
7.7% in the period up to 200 from 1,187,000to 1,278,800people. This compares with a rise in
population of ove9% for the whole of England arid% forLondon It should also be noted that the
household population figure from thieouseholdsurvey isl,282900, and is therefore fly consistent
with the2007 midyear populatiornesitmates.

Figurel5

Population ofSouth East Londariondon and England: 1982007 (Source: ONS Midear Population Estimates)
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4.8

4.9

4.10

Figure16 shows how the population of each
. Figurel6
borough in South East London has ChangedPopulation by Borough: 1982007 (Source: ONS Midear

Populaiton as Percentage of 198

between 1981 and 2007. It is clear that the Population Estimates)
population of Southwark has risen at a much
higher rate than fo any other borough, 125%

increasing by 25% in the time period. 120% /
[ S6AAKIYQa LRLzZ I GA2Y /
relatively high increase of almost 9% while the 115%

populations of Bromley and Greenwich /

initially fell before beginning to rise again in 110%

GKS 138 mddan QudLidd §i //\/
remained the most stable over recent years. 105%

The population of South East Londorns 100% %’%ﬁ
expected to continue to riseagain in the

future. Based on population estimates from 95%
2007, the GLA estimate that the populatiari 1981 1986 1991 1996 2001 2006
South East Londowill rise to 1,375,315by ——Bexley ——Bromley

2016. This would represent@5%rise in 10 _Sgifm;:: ==Leiwsham

years. The growth in population however is

unevenly spread across the stgion with Figurel7

{ 2 dzil K g I NJI. I y’ R DNEBE S y’ Age Profile for South East and@Dmpareq with Eﬁgland and
expected i experiencthe most rapid gjwth Wales: 2007Source: ONS Midear Population Estimat@907)
(18% and 19% respectively) and Bromley and 259

Bexley both exgcting slight falls in their 2.0%

population by 2016. 1.5%

1.0% i i

The age structure of the population &outh
East London from the ONS migear

0.5%
population estimates for 2007(Figure 17) I I_l_l_l_l_l[_T

-0.5% +———
shows that there aréewer children and young

-1.0%
adults aged D-19 years and slightly fewer 15% . I

aged 50 + in the area than in England and

Wales as a wholebut that the population 39 g % § § § § g % § E % % E g § 5
share foryoungchildren and adults age®0- SHRAmOITILLOORN®
44 years,is higher than thenational average Age Group

Figure1l8 shows thatwhen compard with the 2001 Census, the 20@¥d-year population estimates
show thatSouth East Londomow has feweipeoplein the 25-29 years rangand 40-64 years range
but has gained population in tHe14 yearsand the65-74 age ranges.
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Figurel8
Age Profile forSouth East Londofrom 2001 Census and 200/id-year EstimategSource: 2001 Census of Population and ONSWdat
PopulationEstimate2007)
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412 Figure19 compares the age structure of the population®uth East Londdinom the 2007mid-year
population estimates with that from the2007-2008 HouseholdSurvey. This shows that for most age
groups the results from the household survey #a@ly consistent with those from the 200mid-year
estimates. However, the household survey found that the population of chilaged 04 is higher in
South East Londonthan is shown by the 200mid-year esimates. There is also a higher number of
those agedt0-49 and 6669 years.

*13 The higher number of children age4 years is likely to have major implications f@suth East
Londonbecause it implies that there are far more school aged children instheregionthan are
indicated by the migyear population estimates. This is likely to mean that pressure on school places
couldbe higterin the future.

Figurel9

Age Profile for from 2007 Mig/ear Estimates and 2008oushold SurveySource: ONS Midear Population Estimates aBduth East London
Household Survey 20608)
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Household Structure

Figure20
Household Typ&SourceSouth East London Household Survey 208)7

SE London

Bexley
Bromley
Greenwich
Lewisham

Southwark

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

= Single person (nepensioner) = Lone Parent = Adult Couple = Couple with Children
= Group of Adults = Group of Adults with Childrer = All pensioners

4141t is important to consider the structure of households when assessing hotesipgrements More
single peoplein anarea willrequire moredwellings to accommodate the same number of people,
while an area with large families wi#quire larger houses to acconudate them.

*15 Around21% of all householdacrossSouth East London contail pensionershowever this varies
across boroughs with Bromley having thighest proportion at 288 and Southwark having the
lowestat 14.8%. Q6 ISNB St & Hce: 2F {2dziKgl Nl Q4 K2dzaSK2f R
10.7% in Bexley. Therefore, the housing requieats across the sulegion varygreatly by borough.
Howeverhalf of all householdsn South East Londaontain more than on@on-pensioneradult with
31% of all households containing children.

18 Figure21 details how household type varies by dwelling type and tenure.

Figure21
Dwelling Type and Tenure by Household Ty@@®urceSouth East London Household Survey 208Rote: Figures may not sum due to rounding

Semi Private Social

Household Type Detached detached Terraced Rent Rent
Single person .39 1.3% 3.0% 13.7% 1.6% 2.9% 7.5%

Lone parent 0.1% 1.3% 3.0% 6.4% 2.2% 1.7% 3.4%

Adult couple 1.0% 3.3% 3.9% 6.4% 3.9% 3.9% 4.8%

Adult couple with children 1.6% 6.1% 6.3% 4.6% 9.0% 6.2% 2.4%
Group of adults 1.0% 3.3% 4.9% 5.1% 4.4% 3.4% 2.0%

Group of adults with children g 294 0.5% 0.7% 0.7% 0.5% 0.3% 0.2%
All pensioners 2.3% 5.2% 5.8% 8.2% 8.5% 6.5% 7.3%
All household groups 6.4% 21.0% 27.6% 45.0% 50.8% 19.4% 28.5%

PopulationMigration

*171t is important to distinguish between population and household migration. In this section we
examine secondary data information to describe the scale of population migration and learn more
about migration origins and destinations. In the following settive take information from the
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household survey to understand the recent migration driven activity in the market and to see how it
affectsSouth East London

418 Data from the 2001 Census showed thatSufuth East Lond&h#,207,838residentsin households
128,029(10.68%) had movedhomewithin the last 12months.

419 Of those that moved

A 55,789(44%)moved withintheir current borough

A 61,651(48%)moved totheir current boroughrom elsewhere in the Ukand

A 10,589(8%)moved to the area from overseas.

and:

A South East Londdost a net4,657peopleacross the UK in 20e2001.

A A further 13,742 people resident inSouth East Londos S NB
I R R NB -#nanéhs befare the Census.

Migration Trends(Domestic)

420 Since 19987, the ONS rapublished relatively localised migration datainginformation from the
NHS Central Register (NHSCR) which records the movement of individuals who changbeGP.

NEO2 NRSR

NHSCR data provides an effective way of monitoring changes in migration over time, but it i

important to recognise the limitations of the dat&ot everyone who moves will register with a

doctor, so some migration will not be counted. Nevertheless, as the data provides the best available

basis for analysis, the following information detailgration patterns forSouth East Londoover the

period 20@-2007.

Figure22

Net Migration to South East Londohy England and Wales Region ZBR007 (Source: ONS Migration Statistics Unit: Movements between local
authorities inEngland and Wales based on patient register data and patierggistration recorded in the NHSCRote: Figures may not sum due

to rounding
UK Region
London 3,830 5,260 5,670 5,210 5,270 25,080
North East 170 (180) (90) 60 (10) (430)

North West (390 (500) (380) (280) (160) (1,820)

Yorkshire & Humberside (370 (450) (300) (200) (100) (1,440)
East Midlands (660 (650) (520) (410) (250) (2,580)

West Midlands (500 (450) (350) (120) (200) (1,750)
Eastern (2,340 (2,480) (1,950) (1,690) (1,850) (10,560)
South East (11,740 (12,030) (9,810) (10,210) (10,940) (54,990)

South West (1,390 (1,700) (1,270) (1,280) (1,310) (7,020)

Wales (380 (360) (270) (130) (80) (1,240)

Total (14,110) (13540 (9,270 (9,050 (9,630 (55,600)

421 Figure22 shows the net migration t&outh East Londofiom every region of England and Wales in
the past 5 years. Overall, migration accounted fdiakhin the sub-regiomQ population of 55,600
people from 20@ to 2007 from the rest of England and WalesThis representaround 4.4% of the

current population of the area. The major regions that migrants have moved to are the South East,
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the South Westind the Eastern regionThe onlynet in-migration into South East Londoaver this
period came from other parts of London.

422 Figure23 shows the individual local authorities which have had the highest net migratitimetsub

region The neighbouringuthority of Lambeth to the Weshasthe largest net migration to the area
and all 10 authorities are in London.

423 Figure24 shows the local authorities to whic®outh East Londdpst population through migrationit

is apparent that ofall of the top ten authorities that receivpopulation fromthe subregionare in
Kentindicating that the population oSouth East Londois migratingsouth-eastvards and out of
London.However it should be noted that a total 4P,130people moved fromthe subregionto

neighbouringLambeth (the highest ouimigration), although this is outweighed by t28,460people
moving intoSouth East Londdinom Lambeth

Figure23 Figure24
Top 10 Local Authorities with the Highest Net Migration to Top 10 Local Authoritiewith the Highest Net Migration from
South East London 2062007 (Source: ONS Migration Statistics South East LondoR0022007(SourceONS Migration Statistics
Unit) Unit)
Local Authority In- out Net Local Authority In- Ol Net
migrants  migrants migrants  migrants
Lambeth 29,460 19,130 10,330 Dartford 4,980 11,060 (6,080
Tower Hamlets 8,170 5,320 2,850 Sevenoaks 3,630 9,240 (5,610
Wandsworth 10,080 7,470 2,610 Medway UA 3,170 8,460 (5,290)
Newham 6,960 4,780 2,180 Maidstone 1,240 3,940 (2,700
Hackney — 6660 4590 2070 Canterbury 2270 4930 (2,660
EEUN 20 Bt Gravesham 1,690 4,080 2,390
Islington 5,770 4,160 1,610 Swale 1,150 3,410 (2,260
Westminster 6,050 4,670 1,380
Ashford 910 2,870 (1,960
Haringey 4,480 3,230 1,250
Thanet 1,140 3,040 (1,900
Camden 5,280 4,170 1,110
Shepway 570 2,170 (1,600
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Age of Migrant Persons

424 The age structure of the net migrants Smuth East Londas shownin Figure25. The sukregionhas
experienced a nelbssof over20,470childrento the rest of England and Walésquivalentto around
1.6% of the entire population of the ardaand 29,060 adults aged 264 years (B%) The only age
group to have gained in populatipthrough migration from across the Wier the five year periods
the 1624 years age grouphere there has been an increase of 2,130 peopleshould be notedhat
this is only a partial picture as it does not include natural change or international migration.

Figure25
Migration to and fromSouth East Londohy Age Group 2082007 by Year(Source: ONS Migration Statistics Unit)

AgeGroup
In Migrants
0-15 years 5,550 5,830 6,190 6,300 6,510 30,380
16-24 years 10,760 11,240 11,180 11,170 11,200 55,550
2544 years 25,530 26,290 28,070 28,090 29,770 137,750
4564 years 3,700 3,940 3,930 4,110 4,330 20,010
65+ years 1,400 1,490 1,310 1,350 1,400 6,950
Total 46,920 48,820 50,690 51,030 53,240 250,700
Out Migrants
0-15 years 10,250 10,770 9,940 10,050 10,540 51,550
16-24 years 10,880 10,450 10,610 10,170 10,400 52,510
2544 years 29,740 30,190 29,370 29,610 30,670 149,580
45-64 years 7,210 7,620 7,140 7,150 8,000 37,120
65+ years 2,980 3,280 2,900 2,960 3,240 15,360
Total 61,030 62,360 59,960 60,080 62,870 306,300
Net Migrants
0-15 years (4.700 (4.940 (3.750 (3.750 (4.030 (20,470
16-24 years (120 790 570 1.000 800 2,130
2544 years (4.210 (3.900 (1.300 (2.520 (900 (12,110
4564 years (3.510 (3.680 (3.210 (3.040 (3.670 (16,950
65+ years (1.580 (1.790 (1.590 (1.610 (1.840 (8,450
Total (14,110) (13,540) (9,270) (9,050) (9,630) (55,600)

International Migration

425 Records for international migration for local authorities have recently begun being published by the
Office for National Statistics. The records are drawn from the International Passeagey which
interviews approximately 1 in 500 people who travel to and from the UK.

42 Figure26 shows that between 2001 and 2006, a r,400international migrants moved t&outh
EastLondon from overseas.
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Figure26
International Migration for GreaterLondon(Source: ONS Migration Statistics)

International International Net international

in-migration out-migration migration

South East London

2001/02 17,300 10,000 7,300
2002/03 17,800 11,800 6,000
2003/04 19,700 8,600 11,100
2004/05 21,400 10,100 11,300
2005/06 19,800 9,900 9,900
Total 95,900 50,500 45600

4.27

4.28

4.29

4.30

In recentyears the UK has experienced a noticeable increase in the number of migrant workers
arriving from overseas. Records of the location of these workers are imperfect, but one measure of
where they moved to is the number of new National Insurance numbersdssa workers in
particular locations.

In 2006/07 a total 0f26,210new National Insurance numbers to ntiK nationals were issued in
South EastLondon This group of workers represent arou2d0% of all people residing in treub-
region It should benoted that this figure relates only to employees who have received new National
Insurance numbers and does not include any of their dependeitshould be noted thahew NI
numbers are issued to individuals, not jobs, so they will be issued to addfessidence, not
workplace.

Figure 27 shows thatover 14% of all new Figure27

national insurance registration iSouth East  New National Insurance Registrations of NafK Nationals irSoutt
. . . . East Londor2006/07 by Country of OrigifiSource: DWP

Londonwere issued toPolishnationals This Y Y 9is )

group therefore represents around ¥ of the Poland : : :

total population of the &ea, but the figure Nigeria : '

could be higher as this only takes into account France !

those with a NI number. India |
Australia

To placehe results for new national insurance Rep of Lithuania

numbers for noAUK naionals into context, South Africa

Figure28 shows the numbers for each London Italy

borough. This shows that the figures for Germany

Bromley, Bexley, Greenwich and Lewishane China Peoples Re

relatively low when compared with central 2:::;

London boroughsThe figuresfor Southwark -
are the highest in the sulkegion, but still 0 1000 2000 3,000 4,000

lower than neighbouring Lambeth and Tower

Hamlets. However, the number of migrant workers is still likely to have had a major impact upon the
housing market oSouth East Londonin particular, nigrant workers tend to occupy private rented
dwellings and this may help to explain changes in$loaith East Londohousing market which are
discussed further ichapter 5
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Figure28
New National Insurance Registrations Non-UK Nationals by London Borough 2007 (SourceDWBP

New National Insurance
Numbers issued to Non - UK
nationals in 2006 - 2007

|:] 0 to <5,000

D 5,000 to <7,500
[ 7.500to <10,000

. over 10,000

Bromley

3L In the HouseholdSurvey, 164 interviews took place with respondents from recent accession states in
Eastern Europand these form the basis of a separate report covering their circumstances add nee

432 Any children associated with migrant worker households moving directoteth East Londomvill
not have been previously regised with a doctor. Therefore, they will not bhdentified as migrans
by the ONS NHSCR statistidhisimpact of international migration may help to explain the higher
number of children found in the household survey compared with the72®@d-year population
estimates.

HouseholdMigration and the HouseholdSurvey

4% The following data ha been taken from th&iouseholdsurvey. It is based upon households:

A that have moved within the lastyg&ars where the previous address was outsSdeith East
London

A likely to move where they expect to move outsifleuth East London
*3 The headline results are as follows.

43 The totalnumber of irmigrant household#dentified by the survey was8,134 although this will be
lower than the total number of kmigrant households that mowketo the subregionover the last 3
years as it does not include those households that halsequently left thesubregionor those that
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have moved to another home within theubregion (as theirimmediately previous adess would
now be somewhere isouth East Londgn

*% The ptal number of householdexpecting to leave theubregionidentified by the survey wad9,047

¢ but once again this is likely to be lower than the total number ofmigrant households likely to
leave thesubregionover the next3 years for some existing households may not currently plan to
leave the area but may choose tlo so in the future. Furthermore, future-iigrant households not
yet resident in thesubregion may also expect tdeave the area within the next $ears if their
circumstances are rapidly changing.

*37 In the section of this chapter looking pbpulation change Figure22 described anet migration of

people away from South East Londdao other parts of the UK The household survelyowever
suggests there is smallnet gain of households from migration.

3% There are some significant findings when comparing households that are leaving and arriving that

suggest how migration is drivir@puth East Londéna f 2 OF f K Phdzindleys@ndivgftNg S (i @
characteristicsof these households is very important for policy. Here weamine information
regarding current tenure, househotgpe, ethnic origin and income.

439 Current tenure of migranhouseholds differssignificantlybetween in and out migrants Figure29

suggests thathe majority of inmigrants into South East Londoare buying their own homer
renting privately Over 50% of in migrants are renting privately and over 35% are home owners
whereas over 50% of out migrants are home owners and over 30% are private renters. The proportion
of in and out migrants who are socially renting is significantly less than their proportion of the overall
resident population

Figure29
Tenure of Migrant Households (Sour&auth East London Household Survey 208)7

All households
In-migrant households

Out-migrant households

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

= Own outright = Buying own home = Social rent = Rent privately

*49 Figure30 showsthat over 30% of irmigrants and aroundh quarter ofout-migrant householdsare
single persons (non pensionei)d very few migrant households contain all pensionénscontrast
over20% of alhouseholdsare pensioner households.
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Figure30
Migrant Householdsy Household TypéSourceSouth East London Household Survey 208)7

| | | | | | |
Al ouseholds I 5 S S B S S
I O N N

In-migrant households

Outmigrant households

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
= Single person (nepensioner) = Lone Parent = Adult Couple
= Couple with Children = Group of Adults = Group of Adults with Childrer

= All pensioners

441 With regard to ethnicityFigure 31 shows thatthe White British population make up a larger
proportion of out-migrants (67%) than they do immigrants 49%). In-migrants are more likely to
belong to minority ethnigroupsin particular the Black and Oth&vhite Groups.

Figure31
Migrant Householdsy Ethnic GrougSource South East London Household Survey 208)7

White British
Other White

Mixed
= All Households

. = In-migrant households
Asian g

= Qut-migrant households

Black

Other

0% 10% 20% 30% 40% 50% 60% 70% 80%

442 Finally both in and out migrating households have more income when compared to all households in
South East London The income levels of imigrants howeverare slightly higher than for out
migrants which mighsuggest that there is wealth gain from immigration often found in other
housing markets. However, 1 is possible that withalmost 40% of all resident householdshaving
income of less than £15,000 p.a. many would find it financially very difficult to move home.
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Figure32
Incomeof Migrant HouseholdgSourceSouth East London Household Survey 208)7

| | | | | | | |
All households I (S I S S N

| |
E—
. | | | | | | | | | |
In-migrant households | SN 0 I 5

Out-migrant households I (N I R P N —
| | | | | | | | | |
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Less than £5,00( = £5,006£10,000 = £10,000£15,000 = £15,006£20,000
= £20,000£30,000 = £30,006£40,000 = £40,000£60,000 = £60,000 or more

*%3 |t is also interesting to look at how income of migrant households is split hyRigare33 shows this
information for inmigrants andrigure34 for out-migrants.lt is clear that for irmigrants those aged
26-35 have the highest income of all groups, and for-migrants those aged 360 have the highest
incomes; however both of thesgroups are relatively high earners for both in and-migirants. This
pattern is not unexpected, as many young peoplay move into an area for employment, and many
of those who move out are likely to be slightly older families.

Figure33
Income ofin-Migrant Householddy age(Source: South East London Household Survey-Q8p7
25 and Under ; #;—I_H_;_;_;
26-35 __l__ll—??l
36-50 H__l_—l_l_II
Over 50 | *_I_I_I—I_I—I
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Less than £5,00( = £5,000£10,000 = £10,000£15,000 = £15,000£20,000
= £20,000£30,000 = £30,000£40,000 = £40,000£60,000 = £60,000 or more
Figure34
Income ofOut-Migrant Householdsy age(Source: South East London Household Survey-28p7
25 and Under ; #_;_;_I;_;_;_;
26-35 I N N . e N —

36-50 I N R P N —

Over 50 5 e Y S B B EE—
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Less than £5,00( = £5,006£10,000 = £10,000£15,000 = £15,006£20,000
= £20,006£30,000 = £30,006£40,000 = £40,000£60,000 = £60,000 or more

The Local Economy
Economic Activity

+44 Figure35 shows that unemployment has been in letegm decline inSouth East LondonTherefore,
the majority of those whare econonically active are in employment; however, the figure for January
2009 shows that the rate of unemployment is beginning to rise agdirshouldalsobe noted that
changes in the definition of those eligible to claim unemployment benefit hagibated to some of
the reduction in claimant numberg&igure36 shows that unemployment rates have been falling in all
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five boroughs at aimilar rate, however Bexley and Bromley have consistently lower levels of
unemployment.

Figure35 Figure36
Unemployment Rate for Working Age Population for South East Loni Unemployment Rate for Working Age PopulationdgBorough in
and England and Wales: 192909 (Source: Claimant Count. Note: Da South East Londori9952009(Source: Claimant Count. Note: Da

relates to January each year) relates to January eacyear)
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445 A measure of innovation and entrepreneurship is the number of new VAT registered businesses in a
year. A business must register for VAT if its turnover exceed®@®b per year. It can degister if
its turnover falls below 65,000. Inpractice most deegistration is likely to be due to the business
being acquired, merged or liquidated=igure37 shows tle net new VAT registrations isouth East
Londonper annum In total, since 198 the number of VAT registered businesses in shéregion
has grown by9,59Q This represents an irease in registered businesses of aro8%%osince 1998
This is relatively high compared to an increase of 19% across the whole of England and 24% across
Greater LondonFigure38 shows that there are more than twice as many net new VAT registered
businesses in Southwark than in any other borough.
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Figure37 Figure38
Net New VAT Registered BusinesseSauth East London: 1998:2007 Net New VAT Registered BusinesbgsBoroughn South East
(Source: VAT Registrations) London: 1998007 (Source: VAT Registrations)
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*4% The2001 Census highlights that th@nge ofoccupations oSouth East Londoresidents diffes from
those of theoverall population ol.ondon with proportionately fewer managers and senior officials
and people employed improfessional occupationand more in administrative andskilled trades.
Therefore, when compared with the rest of Londomesidents of South East Londorare
disproportionately to be found itower paying occupationswhich could limit their ability to access
housing.

*47 When considering thandustry of employment of residents, it is apparent thebnstruction financial

intermediation, public administration and health and social warlk relatively important to theésouth
East Londorconomy.

448 Another measure of the nature of residents in an area is kaional Statistics Soc®conomic

Classifications (NSeC). This classification was introduced by the Office for National Statistics in 2001
to replace the traditional Social Class based on Occupation (SC) anee&nwmic Groups (SEG)
with a new systm for classifying the socEconomic circumstances of individuals and households.
The system is based on eight classes showiigiare39.

Figure39
Description of NSSeC Classé€Source: Office of National Statistics)

NSSeC Class Description

Persons who employ others in enterprises employing 25 or more persons, and who
delegate some part of their managerial and entrepreneurial functions on to salaried si

Positions involving general planning asupervision of operations on behalf of the
employer.

Positions covering all types of higher professional work.

Higher managerial
and professional

Positions in which those employed generally plan and supervise operations on behall
Lower managerial the employer under thelirection of senior managers.
and professional Positions which involve formal and immediate supervision of others engaged in
intermediate occupations.

Positions not involving general planning or supervisory powers, in clerical, sales, serv
and intermediaé technical occupations.

Intermediate  Positions in this group are 'mixed' in terms of employment regulation,
i.e. are intermediate with respect to the service relationship and the labour contract.

This group normally have little authority and are bureaucratically leegd.

Persons (other than higher or lower professionals) who carry out all or most of the
entrepreneurial and managerial functions of the enterprise but employ less than 25
employees.

Selfemployed positions imhich the persons involved have no employees other than
family workers.

Small employers and
own account workers

Positions having a modified form of 'labour contract' and involve formal and immediat
supervision of others engaged in such occupations dftetuding a job title such as
foreman or supervisor.

Lower supervisory
and technical

Semiroutine  Positions in which employees are engaged in semiine occupations which have a
occupations slightly modified labour contract and have at least some need for employee discretior

Routine  Positions where employees are engaged in routine occupations which have a basic I
occupations contract and little need for employee discretion.

Never worked and Those who are over 16 years of age who have leftifak educdion, but have never
long-term unemployed been in paid employment, or have been unemployed for more than a year.
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Figure40
Occupation, NSSeC and Industry of Employment fSouth East Londo@ompared toLondon andEngland(Source: UK Censg601)

OCCUPATIOI

Managers & Senior Official
Professionals

Associate Professional & Technic
Administrative & Secretaria
Skilled Trades

Personal Service:

Customer Services & Salt

Plant & Machine Operative:

Elementary

INDUSTR)
Primary

Manufacturing

Construction
Wholesale & retail trade
Hotels & restaurants
Transport, storage & comms
Financial intermediation

Real estate
Public administration & defence
Education
Health & social work

Other

NSSeC

Higher managerial & professiona

Lower managerial & professiona
Intermediate

Small employers & own account worke

Lower supervisory & technice
Semiroutine occupations

Routine occupations

Never worked & longerm unemployed

Not classified

0% 5% 10% 15% 20% 25%

= England = London m South East Londor

449 London contains 2% fewer higher managersand professionals when compared with the rest of
Londonwhile it has proportionately).5% morepeople in lower supervisory and routine occupations.
This again indicates thamployees inSouth East Londotend to haverelatively lover payingjobs
when compared with the rest of London
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Incomes and Earnings

4.50

4.53

4.54

4.55

Alongside economic activity the other key component of the economy of an area is the wages earned
by workers. There are two separate ways to analyse average earnings in a local aatkarit®ne is

to examine only those who are employed within the authority. The other is to examine the earnings
of the residents of the authority.

Since 2002 the New Earnings Survey (NES) anFigure41

Median Gross Annual Earnings f8puth East London in 2008r all
subsequently the Annual Survey of Hours and ., ¢ jime EmployeesSource: ASHE 2008

Earnings (ASHE) has recorded both measures

for all local authorities. There are some Local Authority EmpAI?gaed 4 ResAi(rj:ant §
concerns about the sample sizes within ASHE Median Earnings ~ £23,221 £26,662

at district levelq so, it is worth emphasising Median Fulitime £20,424 £30,979

that this data is shown for information only, in Earnings

order to understand how relative incomes

. . . Figure42
have changed over time. This data is not the median Gross Annual Earnings for Employedsiouth East London

basis of the affordability analysisc which Boroughs19992008 for Fultime EmployeegSource: ASHE 1999

2008)

utilises data from the 7,250 interviews

£35,000
conducted for the study.

£33,000
Figure 41 shows the comparisons for mea £31,000 W m——N
gross annual earnings for 280 The results £29,000 /'—/
show that residents inSouth East London  £27,000 —

typically earn more than those employed in  £25,000 /

the subregion £23,000 ﬂ/
Figure 42 shows that average salaries have £21,000 1 / /
risenin all South East London Boroughs albeit £19,000 == /

at different rates Median gross annual Ei;’ggg Y
earnings in Bromleyose byaround £10,500 ' ' '
(63%) for thosdull time employeessince 1999
whereas earnings in Southwark only increased
by £8,300 (37%) It also shows thatmedian
earnings forfull-time employed residents iBouthwarkare higher than the other boroughs in the sub
region, however the gap between them has baltreasing over recent years.

1999 2001 2003 2005 2007
= Bexley = ==—Bromley Greenwich
= |_ewisham = Southwark

Figure43 shows the gross household income levelsaihboroughs in South East Londosross
household incoe includes income from all sources such as earnings, pensions, interest on savings,
rent from property and state benefits, but does not include housing bendfitis measure of income

is more important than individual earnings for housing purposes because household income gives a
better guide to how much a household can afford to spend on housifgs indicateghat almost

30% of households have an income of p£40,000but 37% of households hawn annual income of

less than £15,000Thisfinding from the household surveincludesincome from benefits as well as
employment. It explains a great deal about the current housing madsgtecially the high levelof
demand for affordable housing and for the private rented sector.

In particular, it can be seen that there are great differences in household incomes betiveen
boroughs. Greenwich follows a very similar pattern to that of South East Laslarwholewhereas
Bexley and Bromley have a much higher proportion of those earning over £30,000 and Southwark and
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Lewisham have a much higher proportion of those earning under £15,000. Therefore, the levels of
demand for different types of housingay vary accoridglyin each borough.

Figure43
Household IncoméSource: South East London Household Survey-2807

South East Londor_ i i ‘ ‘ i i ‘ i i i
Bexiey | | | | | | | | | | |
Greenwich ?l_l_ﬁ_l_ | |
Southwark | —_I____ : :
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Less than £5,00( = £5,000£10,000 = £10,000£15,000 = £15,000£20,000
= £20,0006£30,000 = £30,000£40,000 = £40,000£60,000 £60,000 or more

27 Figure44 indicatesthat the median household income in Souast London i622,200 while the mean
household income is33,300. This shows that a relatively small number of households with high
incomes inflate the mean income of therea Bromley has the highest mean and median income for
anyborough while the median income of Southwark is the lowest.

Figure44
Mean and Median Household Income IBorough(Source South EastondonHousehold Survey 2@8. Note: Figures rounded to nearest 100)

Category Mean Median
Tenure
Bexley £34,200 £25,800
Bromley £41,300 £33,600
Greenwich £32,800 £22,200
Lewisham £27,900 £19,200
Southwark £29,800 £16,800
South East Londoriotal £33,300 £22,200

4% Figure45 how average household incomes vary acrBssith East Londomvith central parts of the
subregion generally being associated with higher incomes and areas to the north and west containing
many parts with relatively low income#. is possible that some of the areas with higher levels of
income, such as the Thamesmead wardsgertfh high proportion of households containing a group
of adults with multiple workers.
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Figure45
Average Householthcomesby middle-level Super COSourceSouth East London Household Survey 208)7

p \’{ \ Orpi Sevenoaks
v f J S

1:B,Groydon i \ ¢ iy

Average Household Income

M £35,800 to £80,400
M £30,700 to £35,800
@ £27,100 to £30,700
[ £20,400 to £27,100
[J £13,000 to £20,400
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Skillsand Education

*>" Figure 46 providesinformation on education level based on the highest educational qualification
obtained.

Figure46
Description of Education Leve{Source: Office of National Statistics)

Education
Level

Description

Level O/

e No academic, vocational or professional qualifications.
No qualifications

1+ 'O’ levels/CSE/GCSE (any grade)
Level 1 NVQ level
Foundation GNVQ

5+ 'O’ levels
5+ CSEs (grade 1)
5+ GCSEs (grade 8)
Level 2 School Certificate
1+ A levels/AS levels
NVQ level 2
Intermediate GNVQ or equivalents

2+ 'A' levels
4+ AS levels
Level 3 Higher School Certificate
NVQ level 3
Advanced GNV@r equivalents

First degree
Higher Degree
NVQ levels 4 5
HNC
Level4/5 HND
Qualified Teacher Status
Quialified Medical Doctor
Qualified Dentist
Qualified Nurse, Midwife, Health Visitor or equivalents
Other qualifications / Otherqualifications (e.g. City and Guilds; RSA/OCR; BTEC/Edexcel)
Level unknown Other professional qualifications.

%8 Figure47 shows the proportion of the population over 16 years who are educated to NVQ4 or higher
level, and those with no formal qualification€ompared with London as a wholguth East London
hasa lower percentage of people with a degree or above armate peopleat level two or below
However, the levels vary between borough, with Southwark and Lewisham containing a higher
proportion of those with a degree or above, and Bexley and Greenwitgheer proportion of those
with no qualifications.
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Figured7
Qualification Levels foSouth East London BoroughSouth East Londoand EnglandSource: UK Census of Population 2001)

Education England London SE London Bexley Bromley Greenwich Lewisham Southwark
Level
Level O 28.9% 23.7% 25.5% 28.7% 22.2% 29.4% 24.2% 24.4%
Level 1 16.6% 13.0% 15.3% 20.6% 16.4% 15.0% 14.2% 11.0%
Level 2 19.4% 17.1% 19.0% 22.6% 22.6% 17.6% 17.4% 14.6%
Level 3 8.3% 9.8% 8.8% 6.9% 9.2% 8.3% 9.1% 10.0%
Level 4/5 19.9% 31.0% 25.3% 13.3% 23.4% 23.7% 29.4% 34.8%
Other / 6.9% 5.4% 6.1% 7.9% 6.2% 6.0% 5.7% 5.1%
unknown

*%9 Figure48 shows thatalmost 50%of the population aged over 50 yearsSouth East Londomaveno
formal qualifications. Howeveralmost 336 of everyone aged 289 years has the equivalentof a
degree or higher.

Figure48
Quialification Levels foSouth East Londohy Age(Source: UK Census of Population 2001)

| | | |
I I A
2534 years e O
3549 years I ) N N

SE London

16-24 years

50-74 years

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

= No qualifications ®lLevell wmLevel2 wmlLevel3 w=lLevel4/5 = Other/lunknown

Travel to Work

*80 Bjidence from the 2001 Census shows thedund59% ofSouth East Londoresidents travel more
than 5km to work, with35% travellinglOkm. Thereforgthose residents who are taking -9®
minutes to travel to work are typically only travelling betwelh ard 20km This reflects the travel
to work circumstances of many people who work in London with relatively short travel to work
distances taking relatively long periods of tinfégure49 also shows that residents in Southwark
typically travel lesser distances to work, with 57% travelling less than 5 km and 88% less than 10km.

Page49



South Eastondon Strategic Housing Market Assessn2i0

Figure49
Travel toWork DistancgSource: UK Census of Populat2fd1)

| | | | | | | | | |

SE London ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ _‘
peey 1 I A S
rome O O S R S
Greenwich . 1 [ | |
Lewisham :—*%+-l
Southwark _F#I_-I

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

= Work at or from Home m Less than 2km m 2-5km m 5-10km = 10-20km = More than 20km

Access to Services

L gENASGe 2F FLOG2NRZ AyOfdRAy3dI G(GKS Sras 27
housing choicesHouseholds interviewedh the survey, wereasked how easy or difficult it was to
access each of the following services and facilities from their home:

A Childcare facilities
Cultural and recreational facilities

GP

> >

>~

Health, sport and leisure facilities

>~

Local schools
Parks and opempaces

Place of work

> > >

Place of worship

A Public transport

A Shopping facilities

482 Figure50 shows thatalmost 18%of households irBouth East Londareported difficulties(either very
or fairly difficult)in accessing cultural and recreational facilities such as cinedwstunder 106 of
householdsreported difficulties with accessing health, sport and leisure facilities &®¥b of
households had difficulties in accessing thg#ce ofwork. However, only1% reported difficulties in
accesmglocal schoolaind4.3%reported difficulties accessingarks and open spaces

483 If difficulties accessing services in each borough are compared it can be seen that while less than 5%

in Bexley, Bromley and Greenwich have difficulty accessing childcare facilities, as mfthims

Southwark and 24% in Lewisham do so. Residents in Lewisham are also more likely to have difficulty
accessing cultural and health facilities, and local schools than other boroughs, but less likely to have

Pageb0



Chapter4: Housing Market Drivers

difficulty accessing their place of work or worship. Imeral residents in Bexley and Bromley have
less difficulty in accessing all services

Figure50
Difficulties Accessing Servic€SourceSouth Eastondon Household Survey 2008)

SE LONDOT!]
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship |

BEXLEY]
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship |

BROMLEY]|
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship |

GREENWICI |
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship |

LEWISHAN |
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship |

SOUTHWARI|
Childcare facilities |
Cultural and recreational facilitie: |
Health, sport and leisure facilitie |
Local schools |
Parks and open space |
Public transport |
Shopping facilities |
GP

Place of work |
Place of worship

0% 5% 10% 15% 20% 25%
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Index of Multiple Deprivation

484 Many characteristics of an area can be aggregated to generate an overall picture of the relative
wellbeing of an area. This is the Index of Multiple Deprivation (IMD) and is shoRigure51.
Darker colours on the map are associated with higher levels of deprivation and the boundaries are
lower super output area.

“%5 The map shows the areas with the highest levels of deprivati@oirth East Londoare to the north
of the subregionwhile the lowest levels are in the south of tkebregion There arehowever still
significant pockets of deprivation in areas of Bromley, particularly in the north east and north west of
the borough.

Figure51
Index of Multiple Deprivation(Source: DCLG. Note: Data shown at leleeel Super COA. Higher levels of deprivation shown in darker shading)

A LB Tower.Hamlets / LB
~ & = Havering®
N R ESIEES g Thurrock
) T ERE e vich ‘ QU]
. - —N
\ ' 3

N s Peckham]

Rty A20
EB“L A

Dartford
District

: . &l 3 B Highest Quintile
Tandridge \ [ 4th Quintile
District [ 3rd Quintile
District’ 2nd Quintile
O Lowest Quintile

4% It is also possible to compat®ID scores between 2004 and Z00InFigure52 areas markedn blue
indicate the levels of deprivation have risen since 2004 while thogedrhave seen a decline in
deprivation since 2004. This indicates that much of the neattof the subregion (Greenwich and
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Bexley) and central areas (north Bromley and South LewishH@ms) seen increased levels of
deprivation since 2004Much of Southwak has seen eelative reductionin deprivation since 2004.

7 It should be noted that there have been some small changes to IMD scoring since 2004 and therefore
any changes should be treated with caution.

Figure52
Change in IndexfaMultiple Deprivation 20042008 (SourceCLG. Note: Data shown at lowevel Super COA. Higher levels of deprivation shown
in darker shading)

LB

Haverin_ge

Thurrock

IMD Change
between 2004 and 2008

! B > P 2to 18.1
[Tandridge P 1 05t02

District oy
-13to -2
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Summary of Key Points

A

The number of households in the UK has increased recently predominantly as a result of international migraf
people living longer and a trend of smaller households; the latter driven largely by relationship breakdown.

Taking the 1981 population as adea the population of South East London rose by 7.7% in the period up to 20(
from 1,187,000 to 1,278,800 people. This compares with a rise in population of over 9% for the whole of Enc
and 11% for London.

The GLA estimate that the population of Sodihst London will rise to 1,375,315 by 2016, which will represent a
7.5% rise in a decade. This growth is unevenly spread across thiegiabwith Southwark and Greenwich
expected to experience the greatest growth and Bromley and Bexley both erpiergepopulation decline.

There are proportionally fewer children and young adults aged9.@nd fewer over 50 year olds in South East
London when compared to the national picture. The households survey found that the population of children .
0-4 is hgher in South East London than is shown by the 200#éd estimates. The implications of this are that
there may soon be far more school aged children in the area than anticipated.

I NBdzy R Hdi2 2F . NRYf S@Qa K2 dza SK 7 liosahol@anySduthwayk alelSingla A
persons. This shows variety across the boroughs. However, half of all households in South East London col
more than one nofpensioner adult and 31% of all households conthiitddren.

The household survey dB@@ SNB R G KI G 2 F {2%26800sidénts inhougeBoldRafngd<D Fl % kad
moved in the last 12 months. 44% of these had moved within the same borough, 48% moved to their current
borough from elsewhere in the UK and 8% arrived from ovexsea

Between 2002 and 2007 net migration into SE London was from other parts of London and from overseas. N
migration out of SE London was to other parts of the UK, particularly the South East region

All of the top ten local authority areas receiving more in migrants from SE London than they have out migrant
London are in Kent, confirming an overall pattern of seeéistward migration.

International migration has a significant impact on the gebgion with a total of 26,210 new National Insurance
numbers issued in 200670 14% of these were issued to Polish nationals.

The household survey shows that current tenure differs significantly between in and out migbets50% of in
migrants are renting privately and over 35% are home owners whereas over 50% of out migra
are home owners and over 30% are private renters. The proportion of in and out migrants whc
socially renting is significantly less than their proportion of the overall resioi@mtlation Over 30%
of in-migrants and around a quarter of ouatigrant households are single persons (non pemsrs).

Both in and out migrants have more income when compared to all households in South East London. Howe\
income levels of imigrants are slightly higher than for out migrants, suggesting that there is a wealth gain fror
migration often found in dter housing markets.

In terms ofthe economy the number of VAT registered businesses in theegibn has grown by 9,590 since 199:

Based on the NSec classification the population of South East London contains 2% fewer higher managers a
professiorals when compared with the rest of London while it has proportionately 0.5% more people in lower
supervisory and routine occupations. This again indicates that employees in South East London tend to have
relatively lower paying jobs when compared with ttest of Londorwhich could limit their ability to access
housing.

Almost 30% of households have an income of over £40,000 but 37% of households havaamalass than
£15,000. This finding is from the household survey and will be income from benefits as well as employment.
explains a great deal about the current housing market, especially the high levels of demand for affordable h¢
and for theprivate rented sector.
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Summary of Key Point&ontinued)

A There are differences between the boroughs in terms of household income also. Greenwich follows a similar
pattern tothe whole of the sukregion, Bexley and Bromley have a much higher proportion of those earning ov:
£30,000 and Southwark and Lewisham have a much higher proportion of those earning under £15,000. Thel
the levels of demand for different types of hang will vary considerably for each borough.

A Almost half of the population of South East London have no formal qualifications but a third of everyone agec
years hathe equivalent of a degree or higher.

A Almost 15% of households in South East loon@ported difficulties in accessing cultural and recreational facilitie
such as cinemas. Just under 10% of households reported difficulties with accessing health, sport and leisure
facilities and 8.9% of households reported difficulties in accessgigplace of work. However, only 4% reported
difficulties in accessing local schools and 4.3% reported difficulties accessing parks and open spaces.

A Access to services issues differ by borough. Less than 5% in Bexley, Bromley and Greenwich haye difficult
I 00S&aaAy3a OKAfROINB FFHOAftAGASAT a YdzOK a d: Ay
more likely to have difficulty accessing cultural and health facilities, and local schools than other boroughs, bt
likely to have difficliies accessing their place of worship. Generally speaking, residents of Bexley and Bromle!
less difficulty accessing all services.
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Chapter 5:Existing Housing Stock

> The general character tifie existing housingtock is important in understanding the type of housing
available to residents of an area and the relationship that dwelling type, age and locatiamnhas
dwelling condition. The mix of property type available will have a bearing on {oener<xhoices
in terms of accommodation and the type of investment properties available to landlands
therefore also in the makep of the population

5.2

The followirg analysis examines a number of general physical characteristics of the stock before

exploring the relationship between dwelling characteristics and the condition of housing across the

subregion
Property Typeand Age

>3 Figure53 shows the mix of existingrpperties inSouth East Londain terms of property typeAcross
the whole of the sulregion around 28% of the stock is either detached or sgetdched properties,
27% is terraced, 32% are purpose built flats and around 13% are a part of a convertéapdwell

Figure53
Property Type(Source: South East London Household Survey-@80MNote: Numbers in parenthesis are the actual number of dwellings

| |
SE London

Bexley | ||
s ——_———— —
Greenwich A : | |

Lewisham [
L

Southwark

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

= Detached = Semidetached Terraced = Purpose built flat = Converted dwelling

>4 However, property type varies greatly by borough wiletached or semdetached properties
comprisingaround half the stock in both Bexley and Bromlepmpared to just over 20% in
Greenwich, just over 10% in Lewisham and around 6% in South®@ask. 70% of the stock in
Southwark is flats, which is a much higher proportion tiraany other borough, although Lewisham

have the highest proportion of converted properties at around 25% of the total stock. The

distribution of property type in Greenwich igny similar to that of thesubregionas a whole
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>> When considering dwellingsize, Figure 54
shows that two thirds have two or three
bedrooms. Only 13.9% have four or more
bedrooms compared t020% containingonly
one bedroom.

>® |n terms of age, aroundi1%of the households

interviewed estimated that their property was
built after 1980, with almost a furthe29%
estimating a build date of 45-1979. 27% of
the stock predates 1919, with an estimated
2% having a build date 0f19191945.
Therefore over half of the housing stock of
South East Londowas built before 1945. As
the EnglishHouse Condition Survey indicates
these dwellings are more likely to be larger
than their more modern equivalents, but older
dwellings are more prone tdaving physical
defects.

5.7

47% of the stock of dached, 71% of semi
detached and60% of terraced housing was
built before 1%5. However,over 8® of the
purpose built flats were built after 1945 and
over 30% were built after 1980.

>®8 The converted properties are dominated by

properties built before 1895 with around 8346
built before 1919 Therefore, many older
properties in South East Londomave been
sub-divided to form smaller units, with a total
of 45,300conversions opre-1945 buildings

Figure56

Figure54
Property Siz§SourceSouth East London Household Survey 20C
08)

5-bed+
3.0"/\

\

1-bed

4-bed 20.0%

10.5%

3-bedj

35.6%

\_ 2-bed
30.9%

Figureb5
Property Age(SourceSouth East London Household Survey 20C
08)
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Problems with Condition of Stock

>9 A total 0f16.9% of householdacrossSouth East Londoreported that there was at least one serious
problem with their property.Figure57 provides further detail on the nature of problems experienced
by households acrosSouth East LondorThe most common problems are damp penetration or
condensationwindow repairsheatingor plumbing and a lack of fixed heating.
Figure57
Proportion of Households with Serious Problems with their Propef§ourceSouth East London Household Survey 208)7
Group A
Interior structural repairs
Exterior structural repairs
Roof repairs

Rising damp

GROUP E

Damp penetration or condensatiol
Window repairs

Electrical or wiring repairs
Heating or plumbing

Drainage problems

Repairs to gutters or down pipe

No fixed heating

GROUP (

Interior decoration

Exterior decoration |

Any 1 or more problem !
Atleast 1 from Group A and/or 2 or more frX =I

0% 5% 10% 15% 20%

10 Thisassessment is based solely on the occup&rception, and is not based on the expert opinion of
a qualified surveyor. Furthermore, the figure considers neither the true severity of any identified
LINPOf SYAd y2NJ 0KS 200dzLIASNEQ FoAfAle G2 FFF2NR
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>12 Of the householdscrossSouth East London
7.8% identified at least one problem from

Group A or two or more problems from Group

B shown inFigure57. This equates td43,763
households whose housinghas serious
condition problems ith the caveat that this
is still based on occupier perceptions).

5.13

Of these households7,715 had no fixed
heaing whilst 38,861 experienced other
disrepair problems.2,813had both disrepair
problems and no fixed heating.

5.14

disrepair,10.8% stated that they could afford
the work required and would undertake the
repairsas time permittedor that the problem
did not affect the household 4.8% of

households indicated that they were currently
saving (or in the process of borrowing funds)

and a further8.8% said that their landlord was
to undertake the repair¢ but both graips
expected the problem(s) to be repaired soon.

5.15

responsible for the repairs but felt that they
would be wunable to afford the repairs
(equivalent to 4,700 households) further
57.%% (21,950 households) stated thathe
NB LI A NB ¢ SNB
GKIFdG GKS®
undertaken soon, if at all.

RARY Qi

Of the 38,861households experiencing serious

13.0% of households said that they were

0KSANI €I
SEL
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Figure58
Households with Serious Problems with the Condition of their
Home (Source SE London Household Survey 208y

No fixed
heating
7,715 hh

Serious
disrepair
38,861 hh

Serious
problem with
condition of
home
43,763 hh

Figure59
Expectations of Resolving Identified Disrepair Problems
(SourceSouth East London Househ@drvey 200-08)

Household
Other able to
reasons
afford
Household 5.3% 10.8% Cur_rently
unable t a_\ /’ bsavmg_ or
afford ofrl:%v; ng
0,
Landlord to
undertake

8.8%

Landordy

unlikely to
undertake
57.4%
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Housing Tenure

>18 Figure60 shows the proportion of dwellings in
each of the local authorities ihondon that
were classified as social housing in 200

In the South east London subgion
Southwark, Greenwich and Lewishamhave
significartly higher proportions of socla
housing than both the London and England
averagesand Bexleyand Bromley have much
lower proportions.

>18 Figure61 overleafshows the overall tenure of

housing stock irSouth East London Across
the whole subregionowner occupation forms
just over half of the housing stoekth around
29% rented from soal landlords and 20%
from private landlords. However in Bexley and
Bromley over 70%falls into the owner
occupied sectar Private renting rates are
highest in Lewisham, with almost 30% of the
housing stock in the borough falling into this
category The proportiors of social rented
dwellingsarerelatively high in both Southwark
(47%) and Greenwich (36%).
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Figure60
Proportions of SociaRented Housing in London by Borough 300
(Source: Housing Strategy Statistical Appendix, DCLG)
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Figure61

Housing TenurgSourceSouth East London Household Survey 20&7
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>1% Figure62 and Figure63 showsthe changes which have occurred to tenureSiouth East Londosince
2001. It should be noted that the 2001 data is drawn from the UK Census of Population, while the
2008 data is from the South East London Household Suveg2001 42.1% of allhouseholds were
owner occupiers who had a mortgage, but by 2@is has fallen t®9.26although those who own
outright has risen fronl8.8% t022.£4 The social rented sector hasen slightlyfrom 26.9% to
28.9% of all households anith 2001, privaterent tenants formed12.1% of all households, buiy
2008 this had risen tdl9.6% The proportion of those who own with a mortgage has fallen across all
boroughs in the suiegion but the most markedhangeis in Bexley which has seen a 14% decrease
since 2001. Conversely, the private rented sector has risen across all boroughs but it varies from an
increase of 4.5% in Bromley and Bexley to 15.5% wisham.It should be noted that this data is
taken from wo separate sources, the 2001 census and the household survey, however they should
still provide a useful comparison.

520 This evidence points touy-to-let landlords purchasing many of the properties which have conte on

the market. At a time when house pegwere rising rapidly busto-let investorswere often able to
compete more effectively than individual householders for available propertigse growth in the
buy-to-let market is likely to have been supported by migrant worlerd young employees whare
unable or unwilling to access owner occupatitmit who are able to afford to pay the necessary
rents.

>21 Theconsequence ofhis is to maket much more difficult for households taccess home ownership

Private rented households also tend to be more likely to move regularly and therefore the growth in
the private rented stock is also likely to be associated with a greater turnover of households.
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Chapter5: Existing Housing Stock

Figure62

Housing Tenure @01

(SourceUK Census of Population 200dote: Owned with a mortgage
includes shared ownership
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Figure63

Housing Tenure 2008

(SourceSouthEast London Household Survey 2@37 Note:
Owned with a mortgage includes sharednership
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22 Figure64 and Figure65 below show the change in the proportion of private rented stock across the
subregionfrom 2001 to 2008, where it is apparent that there has been a significant growth iadent

housing towards to the north and wesif the subregion and to the south-east

In tdal the

household survey indicates that priearented stock has risen from 12% to%®f the total housing

stock since 2001.

Figure64
Distribution of Private Rented Housingy Middle-level Super
Output Area2001(Source: UK @sus of Population 2001)
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Figure65
Distribution of Private Rented Housingy Middle-level Super Output
Area2008(SourceSouth East London Household Survey 208)7







































































































































































































