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Section 1: Introduction 

1.1 Opinion Research Services (ORS) was commissioned by local authorities in SE London to undertake 

Housing Requirements Studies in each borough and a Strategic Housing Market Assessment (SHMA) for 

the sub region.  The local authorities involved in the project are Bexley, Bromley, Greenwich, Lewisham 

and Southwark.    

1.2 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 can inform the development of local development document and regional spatial 

strategy planning for housing policies, as set out in Planning Policy Statement 3: Housing (PPS3).  The 

purpose of the SHMA is to form part of a wider evidence base for the development of housing and 

planning polices, which should be considered alongside other factors such as the viability of delivering 

affordable housing, land availability and local policy priorities.  Therefore, the evidence provided in the 

SHMA should not be viewed in isolation.  The government has issued Practice Guidance setting out the 

scope of a SHMA and suggests how it might be carried out.   

1.3 The research was based on the analysis of 7,250 interviews conducted with households from June 2007 

to November 2008 (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 with a qualitative 

consultation programme with a wide range of stakeholders. 

Figure 1 
Overview of the Document Structure for the South East London Strategic Housing Market Assessment 2009 

 

1.4 This document is the core data report for South East London, which summarises the key statistical 

findings of the study.  Other documents available include:  

Á A report which focuses upon the key findings and potential conclusions of the study; 

Á Studies of the circumstances and housing requirements of particular groups of the population 

including, older persons, people with support needs, families, Black and Minority Ethnic groups, 
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migrant workers, key workers, Low Cost Home Ownership, intermediate housing, the private 

rented sector, low earners, and students; 

Á A report summarising the extensive stakeholder engagement undertaken for the study 

including workshops with economic development and social care officers along with the results 

of a survey and workshop with private landlords; 

Á A technical appendix covering details of the fieldwork and modelling methodology  

Á An executive summary designed to be accessible to all; 

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

Strategic Housing Market Assessment Practice Guidance and PPS3 

1.5 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 base to 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 information on the level of need and demand for 

housing and the opportunities that exist to meet it (Annexe C, PPS3) 

1.6 SHMAs work at three levels of planning: 

Regional 

Á Developing an evidence base for regional housing policy. 

Á Informing Regional Housing Strategy reviews. 

Á Assisting with reviews of Regional Spatial Strategy. 

Sub regional 

Á Deepening understanding of housing markets at the strategic (usually sub regional) level. 

Á Developing an evidence base for sub regional housing strategy. 

Local  

Á Developing an evidence base for planning expressed in Local Development Documents. 

Á Assisting with production of Core Strategies at local level. 

1.7 When considering SHMAs in the context of developing Local Development Documents, PPS3 sets out 

the following expectations: 

Based upon the findings of the Strategic Housing Market Assessment and other local evidence, Local 

Planning Authorities should set out in Local Development Documents: 

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

example, x% market housing and y% affordable housing. 

Á The likely profile of household types requiring market housing e.g. multi-person, including 

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

Á The size and type of affordable housing required. (Page 9, Para 22) 

1.8 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 2007. A further note published jointly in March 

2008 by GLA, Government Office for London and London Councils stated that London was a suitable 

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

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

1.9 The Practice Guidance gives advice regarding the SHMA process and sets out key process checklist 

items for SHMA Partnerships 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 

Development Plan Document, a 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 in figures 1.1 and 1.2. (Page 9) 

1.10 The core outputs and process checklist required of an SHMA to demonstrate robustness are detailed 

below. 

Figure 2 
CLG SHMA Practice Guidance Figure 1.1 ς Core Outputs (Paras 9 and 10) 

Core Outputs 

1 Estimates of current dwellings in terms of size, type, condition, tenure 

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

3 Estimate of total future number of households, broken down by age and type where possible 

4 Estimate of current number of households in housing need 

5 Estimate of future households that will require affordable housing 

6 Estimate of future households requiring market housing 

7 Estimate of the size of affordable housing required 

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

 

Figure 3 
CLG SHMA Practice Guidance Figure 1.2 ς Process Checklist 

Process Checklist 

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

2 Housing market conditions are assessed within the context of the housing market area 

3 Involves key stakeholders, including house builders 

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

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

6 Uses and reports upon effective quality control mechanisms 

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

 

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

be found in the Technical Appendix. 
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Data Sources 

1.12 Whilst the study sought to draw on a wide range of secondary data sources, primary data was also 

collected through a household survey based on a random probability sample.  The Household Survey 

was conducted between June 2007 and November 2008 and a total of 7,250 households were 

successfully interviewed.  Identified non-response issues were addressed by a comprehensive statistical 

weighting process.   

1.13 The following number of interviews were conducted at the given times  in each of the boroughs:  

Á 1,250 interviews in Bexley; (May-June 2008) 

Á 1,250 interviews in Bromley; (October-November 2008) 

Á 1,500 interviews in Greenwich; (July-August 2008) 

Á 1,500 interviews in Lewisham (June-July 2007) 

Á 1,750 interviews in Southwark (January-March 2008) 

1.14 It is noteworthy that for this study the definition of a household was more complicated than would 

typically be found.  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 separate households.  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 inside, then the households were treated as being separate.  

However, if four adults were sharing a single bathroom and kitchen in a four bedroom property they 

were considered to be one household.  

1.15 All figures from the Household Survey presented in this report have been grossed-up to represent the 

overall population ς therefore where the report discusses specific numbers of households or dwellings, 

it is not the number of respondents that is referred to but the number of households or dwellings 

across South East London that they represent.  Following the weighting process it is estimated that 

there are 551,900 households and 1,282,871 people in South East London with an average household 

size of 2.32 people.   

1.16 The secondary data sources used included: 

Á 2001 Census of Population; 

Á Database of all property sales maintained by HM Land Registry; 

Á Information on existing stock maintained by Valuation Office Agency; 

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

Á Housing Strategy Statistical Appendix (HSSA) submissions from all boroughs;  

Á South East London Housing Market Partnership Bulletin; 

Á Housing Corporation publications from Registered Social Landlord (RSL) CORE logs (Continuous 

Recording) and other statistical returns; and 

Á Local authority housing and planning administrative records. 

1.17 All secondary data sources used sought to correspond with the date of the primary data collection, and 

a reference point of March 2008 (or the nearest available date to this point) is the basis for all sources.  

This is also the base date for the study projections. 

 



Section 2: The Study Context 

2.1 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 region and local authorities. 

National Policy Context 

2.2 In 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, and 

the current housing policy document is Planning Policy Statement 3 (PPS3) which has recently replaced 

a series of policies including Planning Policy Guidance Note 3 (PPG3) and Circular 6/98. 

2.3 The objectives of the Communities Plan demand that our communities: 

Á are economically prosperous; 

Á have decent homes at affordable prices; 

Á safeguard the countryside; 

Á enjoy a well-designed, accessible and pleasant living and working environment; and 

Á are effectively and fairly governed with a strong sense of community. 

2.4 PPS3 supplements these aims with the requirement that people should 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. 

2.5 Notably, one of the six principles of PPS3 is that an evidence-based 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. 

2.6 To deliver the Communities 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 2004, 2008 and the Mayors Draft Consultation Plan October 2009 
 
Background 
 
2.7 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, 

and supporting economic growth. The Mayor is legally required to keep the London Plan under review.  

2.8 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 for a new London Plan being published in April 

2009 leading to formal publication of a replacement plan towards the end of 2011. 
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2.9 A Replacement Draft Consultation Plan was published in October 2009. However, the February 2008 

version of the London Plan retains legal precedence until the replacement London Plan is published.  

Key Themes 
 
2.10 ¢ƘŜ [ƻƴŘƻƴ tƭŀƴ ǊŜŎƻƎƴƛǎŜǎ ǘƘŀǘ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘ ŘŜǇŜƴŘǎ ƘŜŀǾƛƭȅ ƻƴ ŀƴ ŜŦŦƛŎƛŜƴǘ ƭŀōƻǳǊ 

market and this in turn requires adequate housing provision to sustain it.  Lack of housing, especially 

affordable housing, is already one of the key issues facing London employers.  

2.11 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 ensuring access 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 housing ς both homes for social renting and intermediate 

housing. 

Key Objectives 
 
2.12 Lƴ ǊŜǎǇƻƴǎŜ ǘƻ ǘƘŜ ŀōƻǾŜΣ ǘƘŜ [ƻƴŘƻƴ tƭŀƴΩǎ Ƴŀƛƴ ƻōƧŜŎǘƛǾŜǎ ŀǊŜ ǘƻΥ 

Á ŀŎŎƻƳƳƻŘŀǘŜ [ƻƴŘƻƴΩǎ ƎǊƻǿǘƘ ǿƛǘƘƛƴ ƛǘǎ ōƻǳƴŘŀǊƛŜǎ ǿƛǘƘƻǳǘ ŜƴŎǊƻŀŎƘƛƴƎ ƻƴ ƻǇŜƴ ǎǇŀŎŜǎΤ 

Á make London a better city for people to live in; 

Á make London a more prosperous city with strong and diverse economic growth; 

Á promote social inclusion and tackle deprivation and discrimination; 

Á ƛƳǇǊƻǾŜ [ƻƴŘƻƴΩǎ ŀŎŎŜǎǎƛōƛƭƛǘȅΤ 

Á make London a more attractive, well-designed and green city 

Future Housing Provision 
 
2.13 The Plan has a strong focus on ƛƴŎǊŜŀǎƛƴƎ [ƻƴŘƻƴΩǎ ǎǳǇǇƭȅ ƻŦ ƘƻǳǎƛƴƎΦ Lǘ ǎŜǘǎ ƻǳǘ ǘƘŜ ǇƻƭƛŎȅ ŦǊŀƳŜǿƻǊƪ 

for distributing housing capacity among the boroughs and for realising and monitoring that 

development.  Policy 3A.1 of the London Plan (2008) sets a minimum target for housing provision 

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).  

2.14 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. 

2.15 Note that the Draft Plan proposes a different view of LondonΩǎ tƭŀƴƴƛƴƎ ǎǳō-regions to the 2008 Plan 

and proposes a different spatial framework for policy (map 2.2 below);  

Á Central London including a Central Activities Zone 

Á Inner London  

Á Outer London 

2.16 The housing sub-regions are unaltered. 
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2.17 Minimum targets for the London Planning sub-regions are shown below.  The Planning East sub-region 

includes Barking & Dagenham, Bexley, Greenwich, Hackney, Havering, Lewisham, Newham, Redbridge, 

Tower Hamlets and Waltham Forest. 

Figure 4 
London Housing Provisional Annual Monitoring Targets by New Planning Sub-region (Source: Draft 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 

 
 
 

 
 

2.18 ¢ƘŜ aŀȅƻǊ ǇǳōƭƛǎƘŜŘ ΨtƭŀƴƴƛƴƎ ŦƻǊ ŀ .ŜǘǘŜǊ [ƻƴŘƻƴΩ ƛƴ Wǳƭȅ нллуΣ ǎŜǘǘƛƴƎ ƻǳǘ ǘƘŜ ƪŜȅ ŀǊŜŀǎ ƘŜ ǿƛǎƘŜǎ ǘƻ 

address in revising the London Plan, other related strategies and guidance. It paved the way for the 

aŀȅƻǊΩǎ 5ǊŀŦǘ [ƻƴŘƻƴ tƭŀƴ hŎǘƻōŜǊ нллфΦ  Lǘ ƻǳǘƭƛƴŜŘ ǘƘŜ ƪŜȅ ŎƘŀƭƭŜƴƎŜǎ ƛƴ ǊŜǎǇŜŎǘ ƻŦ ǇǊƻǾƛŘƛƴƎ ǘƘŜ 

homes Londoners need and the key policy responses. These include supporting the delivery of 

affordable homes while removing prescriptive and counter-productive targets; enabling a higher 

ǇǊƻǇƻǊǘƛƻƴ ƻŦ ǎƘŀǊŜŘ ƻǿƴŜǊǎƘƛǇ ŀƴŘ ƻǘƘŜǊ ΨƛƴǘŜǊƳŜŘƛŀǘŜΩ ƘƻǳǎƛƴƎΤ ǇǊƻǾƛŘƛƴƎ ǘƘŜ ǇƭŀƴƴƛƴƎ ŦǊŀƳŜǿƻǊƪ 

for Mayoral housing initiatives; improving standards for the quality and design of housing; and 

promoting good quality, liveable and sustainable neighbourhoods. 
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Affordable Housing  
 
2.19 The 2008 Plan places a strong emphasis upon affordable housing.  It is seen as being important to meet 

the needs 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 for long periods 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.   

2.20 The result can be that those with lower 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 to move on from social into 

other forms of housing.  

2.21 The consultation draft replacement plan (October 2009) emphasises the link between health 

deprivation and housing.  London is a very expensive place to live, a problem exacerbated by the 

income trends which suggest that Income poverty rates for children, working age adults and pensioners 

are higher in London than elsewhere in the UK. However the Draft Plan It also includes an evidence 

based approach to the identification of areas for intensification and regeneration designed to improve 

the local economy and reduce such inequalities. 

2.22 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 half of all additional housing 

should be affordable. However, in 2008, the new mayor decided that this target has proved 

unachievable and unresponsive to local circumstances. In the Draft Plan he intends to propose a 

numeric rather than a rigid percentage based regional target, informed by the SHLAA and SHMA, 

working with boroughs in the light of their sub-regional and local housing market assessments to 

ensure their own affordable housing targets fully and realistically contribute to local and strategic need 

and conform to the London Plan. 

2.23 The Draft Consultation Plan (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 a 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 conformity with 

ǘƘŜ [ƻƴŘƻƴ tƭŀƴΩǎ ǎǘǊŀǘŜƎƛŎ ǘŀǊƎŜǘǎΦ 

2.24 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 of 60 per cent social housing and 40 per cent intermediate housing may be more appropriate. 

These targets are retained in the Mayors Draft Consultation Plan (October 2009). 

2.25 Finally, in terms of affordable housing thresholds, the Draft Consultation Plan (October 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 the UDP 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 in their threshold 
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South East London  

South East London represents one of the five sub-regions which make up the Greater London 

administrative area. The sub-region incorporates the five London boroughs of Bexley, Bromley, Greenwich, 

Lewisham and Southwark. 

Figure 5  
Identifying the Study Area 

(a) South East London sub-region within Greater London (b) Boroughs within the South East London sub-region 

  

 

South East London Housing Strategy 2006-10 

2.26 This is one of 5 housing sub regions that cover London - the others being South 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 Agency investment and for investment in private sector 

housing through the Regional HoǳǎƛƴƎ tƻǘΩǎ ¢ŀǊƎŜǘŜŘ ŦǳƴŘƛƴƎ {ǘǊŜŀƳ. Like all of LondonΩs Sub-regions 

the character of the sub-region is diverse.  It covers inner and outer London Boroughs.  Nevertheless as 

is evidenced below, the sub region can be shown to function as a cohesive area within the context of 

the London Region. 

2.27 The South East London Housing Partnership (SELHP) is made up of the boroughs of Bexley, Bromley, 

Greenwich, Lewisham and Southwark and includes housing association partners.  The scope and nature 

of SELHP's work can be seen in the South East London Housing Strategy and its summary and through 

the sub groups that are responsible for delivering the strategy and its action plan. 

2.28 The following-sub regional objectives stem from an overall aim to improve delivery of housing services 

in the South East London sub-region and were chosen because they: 

Á Are consistent with national, regional and local housing objectives. 

Á Are issues for which sub-regional working can deliver at least part of the solution. 

Á Have scope for resources to be deployed across borough boundaries. 

2.29 The sub-ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ǎǘǊŀǘŜƎȅ (2006-10) describes how the following 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 in all tenures that are affordable 

Á 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 overcrowding 

Á To reduce the number of households who are overcrowded in both the public and private 

sectors by developing options to provide larger homes across the sub-region and targeting 

under-occupation to ensure that housing stock is used effectively to meet needs. 

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

Á 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 efficient manner and assist in 

meeting housing needs in the sub-region. 

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

Á To prevent homelessness through various innovative measures to address current and future 

needs and achieve the GoveǊƴƳŜƴǘΩǎ ǘŀǊƎŜǘ ǘƻ ƘŀƭǾŜ ǘƘŜ ƴǳƳōŜǊ ƻŦ ƘƻǳǎŜƘƻƭŘǎ ƛƴ ǘŜƳǇƻǊŀǊȅ 

accommodation by the year 2010. 

Objective 5: Improve housing in the private sector. 

Á To ensure that all housing is of a decent standard, especially that occupied by vulnerable 

people in the private sector. To develop and encourage good practice in the private sector- Buy 

to let, licensing and enforcement. 

Objective 6: Tackle empty properties 

Á To maximise the use of all properties in the sub-region, in particular by bringing empty 

dwellings back into use. 

Objective 7: Support independence for vulnerable households 

Á To enable vulnerable households to live as independently as possible. 

2.30 The strategy proposed a target for the delivery of 5,000 homes per annum in the South East of London 

and that 40% of these would be 3 bed or larger and that there would be a 70:30 split between 

intermediate and social rented tenures.  

Bexley 

2.31 Bexley makes up 61 square kilometres and falls in between the key growth areas in London and Kent.  

Since the mid-seventies Bexley has had a fairly static population, with an estimated population for mid 

2007 being 222,100 people.  

2.32 .ŜȄƭŜȅΩǎ ŀƎŜ ǎǘǊǳŎǘǳǊŜ ƛǎ ǎƛƳƛƭŀǊ ǘƻ ǘƘŀǘ ƻŦ 9ƴƎƭŀƴŘ ŀƴŘ {ƻǳǘƘ 9ŀǎǘ 9ƴƎƭŀƴŘ ōǳǘ ŘƛŦŦŜǊŜƴǘ ǘƻ [ƻƴŘƻƴΦ  

London as a whole has a much larger proportion of people aged 20-45 and a much smaller percentage 

of people aged over 50 years.    
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2.33 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% of the toǘŀƭΣ ŎƻƳǇŀǊŀōƭŜ ǘƻ 9ƴƎƭŀƴŘΩǎ мо҈ ōǳǘ 

ǾŜǊȅ ŘƛŦŦŜǊŜƴǘ ǘƻ [ƻƴŘƻƴΩǎ оп҈Φ  

Bromley 

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

residents. 

2.35 ¢ƘŜ .ǊƻƳƭŜȅ /ƻƳƳǳƴƛǘȅ tƭŀƴ нллф ǊŜŎƻƎƴƛǎŜǎ ǘƘŜ ōƻǊƻǳƎƘΩǎ ǎǘŀǘǳǎ ŀǎ ŀ ǊŜǎƛŘŜƴǘƛŀƭ ǎǳōǳǊō ōǳǘ ǎǘǊŜǎǎŜǎ 

a unique sense of place. The council is also aware of the challenges it faces in an era of increased public 

expectations but fewer resources.  

2.36 It is clear that by 2020 the population will be larger, more culturally diverse and with an older age 

profile.  

Greenwich  

2.37 The population of Greenwich was recorded in 2007 as being 223,100 people (ONS mid-year population 

estimates). This is projected to increase to 244,375 by 2011; 262,595 by 2016, 274,807 by 2021 and 

28,123 by 2026 (GLA Population Projections (low)).  

2.38 The economy of Greenwich 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 the city in general. 

2.39 The 2004 London Plan sets a target for Greenwich of 20,100 additional homes between 2007/08 and 

2016/17, equating to 2,010 per annum.   Due to its riverside setting up, high quality apartments have 

been a feature of the new development which has proved popular with in-migrant households.  

 
Lewisham 
 
2.40 The 2001 Census identified that Lewisham had a population of 247,500 people, with proportionately 

fewer people of retirement 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. 

2.41 Lewisham 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.   

2.42 The economy of Lewisham Borough has a relatively narrow base with the Council being the largest 

ǎƛƴƎƭŜ ŜƳǇƭƻȅŜǊ ƛƴ ǘƘŜ .ƻǊƻǳƎƘΦ  ¢ƘŜ .ƻǊƻǳƎƘΩǎ ŜŎƻƴƻƳƛŎŀƭƭȅ ŀŎǘƛǾŜ ǊŜǎƛŘŜƴǘǎ Ƴƻǎǘƭȅ ŎƻƳƳǳǘŜ ǘƻ ƻǘƘŜǊ 

areas of London for their employment, principally to central London. 

Southwark 

2.43 The 2001 Census identified that Southwark had a population of 244,861 people and 110,000 

households, 50% of these live 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 £340,000 which is slightly below 

the London average of £350,000, 

2.44 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.   

Figure 6 
Summary of Key Facts   

 Bexley Bromley Greenwich Lewisham Southwark SE London 

Population 
2007 (ONS mid 
year population 

estimates) 
 

222,100 300,700 223,100 258,500 274,400 1,278,900 

% BME 
Population 

(Census 2001) 
 

18.2% 14.7% 35.9% 47.9% 49.7% 33.3% 

% Population 65+ 
2008 

(POPPI) 
 

16% 16.8% 11.5% 9.6% 9.0% 12.6% 

Population 
Projections 
-% increase 

2006-2026 (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 
(ORS Household 

Survey) 

£34,200 £41,300 £32,100 £27,900 £29,800 £33,300 

Unemployment 
Rate 
2009 

(Claimant Count) 

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

Number of 
Households 

 (ORS Household 
Survey) 

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

% Owner 
Occupied 
Dwellings 

(ORS Household 
Survey) 

74.0% 73.8% 44.8% 40.4% 26.3% 51.5% 

% Private rented 
Dwellings 

(ORS Household 
Survey) 

 

11.2% 13.1% 18.9% 29.0% 24.9% 19.6% 

% Social Rented 
Dwellings 

(ORS Household 
Survey) 

 

14.7% 13.1% 36.2% 30.6% 48.7% 28.9% 

Number of 
households on 

the housing 
register 

6,180 4,861 13,486 17,256 8,604 50,387 

      

 
 



Section 3: Identifying Housing Markets in South East 

London 

Housing Sub-Markets 

3.1 A key objective of an SHMA is to understand the operation of the housing markets within the study.  

This in turn requires an identification of the boundaries of the housing market(s).  

3.2 Within London, it is plausible to argue that the whole of Greater London forms a self contained housing 

market.  On this basis the Greater London Authority commissioned a SHMA to cover the whole of 

Greater London.  

3.3 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 identify these housing markets and the implications for 

South East London.   

Housing Sub-Markets in the South East London Sub-Region 

3.4 Our methodology to identify sub-regional housing market areas is based on two key guidance 

documents: 

Á Planning Policy Statement 3 (PPS3): 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. 

Á CLG Guidance: In March 2007, the Department for Communities and Local Government (CLG) 

ƛǎǎǳŜŘ ŀƴ !ŘǾƛŎŜ bƻǘŜ ƻƴ άLŘŜƴǘƛŦȅƛƴƎ ǎǳō-ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ŀǊŜŀǎέΦ  ¢Ƙƛǎ ƴƻǘŜ 

recognised that local authorities in several regions had already developed approaches to 

defining sub-regional housing market areas and it therefore sought to identify emerging good 

practice. 

3.5 The study also considers: 

Á  working geographies for the analysis of housing markets (at local level and beyond),  

Á looking beyond the South East [ƻƴŘƻƴΩǎ sub-ǊŜƎƛƻƴΩǎ ōƻǳƴŘŀǊƛŜǎ ǿƘŜǊŜ ŀǇǇǊƻǇǊƛate 

Sources of Information and Approach 

3.6 The CLG advice note identifies three sources of information which help to evidence local housing sub-

markets, namely: 

Á House prices and rates of change in house prices, which reflect household demand and 

preferences for different sizes and types of housing in different locations; 

Á Household migration and search patterns, reflecting preferences and the trade-offs made when 

choosing housing with different characteristics; and 
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Á Contextual data, such as travel to work areas, which reflect the functional relationships 

between places where people work and live. 

3.7 These methods identified for defining housing market areas can be sub-divided into two broad 

approaches: 

Á The first approach seeks to identify and group together areas with similar characteristics;  

Á The second approach seeks 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 

3.8 Classifying sub-markets 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 become family households, they are likely to move into 

a different housing sub-market.  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 Self containment 

3.9 Using the second approach for classification tends to yield fewer sub-markets ς 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 households should be able to find housing to meet their requirements at a 

price that they can afford. 

3.10 If there is insufficient housing of any particular type, households seeking such housing will inevitably 

widen their search areas in order to find the housing that they require.  On the assumption that their 

ŜƳǇƭƻȅƳŜƴǘ ŎƛǊŎǳƳǎǘŀƴŎŜǎ ŘƻƴΩǘ ŎƘŀƴƎŜΣ ǘƘŜȅ ǿƛƭƭ ŀƭƭ ƘŀǾŜ ǘƻ ŎƻƳƳǳǘŜ ς so the lack of any particular 

type of housing will, over time, change the patterns of containment in relation to both migration and 

employment, such that the sub-market boundaries will eventually be redefined to include areas 

ŎŀǘŜǊƛƴƎ ŦƻǊ ǘƘŜ άƳƛǎǎƛƴƎέ ǘȅǇŜǎ ƻŦ ƘƻǳǎƛƴƎΦ  !ƭǘŜǊƴŀǘƛǾŜƭȅΣ ǘƘŜ ƎŀǇ ƛƴ ǘƘŜ ƭƻŎŀƭ ƳŀǊƪŜǘ Ƴŀȅ ōŜ 

ǊŜŎƻƎƴƛǎŜŘ ŀƴŘ ǘƘŜ άƳƛǎǎƛƴƎέ ǘȅǇŜǎ ƻŦ ƘƻǳǎƛƴƎ Ƴŀȅ ōŜ ǇǊƻǾƛŘŜŘ ǿƛǘƘƛƴ the local area. 

Data Sources Used 

3.11 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 a definitive answer ς but through considering the range of available data, it is 

possible to form a judgement on an appropriate geography for sub-market areas. 

3.12 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, 
education, household amenities, religion, employment 
and health 

Census Output Area 
and a 5% sample of 
individual records) 

2001 

Land Registry records Record of all properties sold including selling price and 
tenure 

Individual records 
including 7 digit 
postcode 

2000 
onwards 

CORE data on social lettings Individual records of recent tenants in the social sector 
including household size, ethnicity, income and housing 
benefit claimants 

Individual records 
including 7 digit 
postcode 

2004 
onwards 

Index of Multiple Deprivation 
data from the CLG 

National measure of relative deprivation which also 
incorporates education, health, income, crime and social 
wellbeing 

Census Output Area 2004 

ONS National Health Service 
Customer Records 

Record of inter local authority migration  Local authority Annual 
since 1997 

 

Identifying Sub-Areas in South East London 

3.13 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 housing market.  

Figure 7 
Relative House Prices Across Greater London (Source: UK Land Registry January 2008 to Decemberr2008) 
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3.14 Figure 7 shows the variation of house prices from the mean across the South East London sub-region 

from January 2008 to December 2008 by Middle Super Output Areas (MSOA).  Areas in the darkest 

shade of purple contain house prices which are over 200% of the London average and those in the 

lightest shade of purple are less than 50% of the average.  The majority of house prices in the South 

East London sub-region are below the London average. 

3.15 Figure 8 shows a closer view of relative house prices across South East London.  This identifies that 

house prices in parts of Southwark (Bankside and Dulwich), Greenwich (West Greenwich/Blackheath) 

and parts of Bromley are typically higher than those in Lewisham, Bexley and large areas of Greenwich.   

Figure 8 
House Prices Across South East London Compared to the London Average (Source: UK Land Registry January 2008 to December 2008) 
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Conclusions 

3.16 If we were seeking to identify sub-markets on the basis of areas with similar characteristics, the above 

maps would suggest that areas such as Dulwich, West Greenwich/Blackheath and Bankside would form 

sub-markets because they are distinct from their surrounding areas.  Whilst it is helpful to understand 

this distribution of local house prices, the distribution does not appear to provide a clear mechanism 

for classifying sub-market 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 housing sub-market.  

Therefore, the identified sub-markets 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 We can identify travel to work behaviour through analysis of the 2001 Census data (Figure 9 overleaf).  

This identifies those who 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 sub-region. 

3.18  The following table shows the boroughs and regions that residents of South East London travel to for 

work (first two columns), and the boroughs and regions that those employed within South East London 

travel from (second two columns). The final column gives the net number of workers travelling into 

South East London to work. The data identifies that 298,547 people both live and work in South East 

London.  This represents around 54% of all those living in the area who have a job, and 68% of all those 

who work in South East London.   

3.19 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 sub-region or other parts of London (94%) and those coming into 

South East London to work mainly travel from other parts of London (85%). Residents of South East 

London are more likely to leave the sub-region to work in other parts of London than residents of other 

London boroughs are to travel into South East London to work ς in particular a net 57,500 South East 

London residents travel to Westminster, and 38,200 to the City of London to work.  

3.20 However, a net 23,878 people travel into South East London to work from parts of the South East and 

7,835 travel from parts of the Eastern region. 

3.21 From this it can be argued that the sub-region 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 through an analysis of 

migration patterns. 
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Figure 9 
Travel to Work Patterns for Residents in South East London in 2001 (Source: Census 2001) 

UK Region 

Travel to Work 

Travel from South East London Travel into South East London 
Net 

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 sub-total 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 Chelsea 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 sub-total 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 Humber 358 0.1% 515 0.1% 157 

Total 557,557 100.0% 441,770 100.0% -115,787 

 

Migration Trends 

3.22 Since 1996-97, the ONS has published relatively 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 important to 

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 patterns for the period 2002-2007. 
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3.23 Figure 10 illustrates the migration patterns between London boroughs.  This shows a clear split 

between north and 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 barrier to separate the north and 

south London housing markets.  

Figure 10 
Migration Between London Boroughs 2002-2007 (Source: ONS Migration Statistics Unit: Movements between local authorities in England and 
Wales based on patient register data and patient re-registration recorded in the NHSCR) 

 
 

3.24 Figure 11 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 Bexley and Bromley gain from, but do not lose population to, other boroughs in South 

East London and Southwark loses population to all other boroughs in the sub-region, while Lewisham 

and Greenwich experience both gains and losses. 

3.25 Across the whole of south London the most difficult borough to allocate to a sub-region is Lambeth 

which connects to boroughs in both south east and south west London.  However, the strongest 

connection for Lambeth is with Croydon which in turn is not closely linked to the boroughs of South 

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.   

3.26 On this basis it is possible to argue that Lewisham, Bexley, Bromley, Greenwich and Southwark form a 

coherent London sub-region as a whole.  As a combined sub-region, the five authorities have 

sufficiently different characteristics to allow them to provide housing for households as their 

characteristics change.  This means that households could potentially meet all their housing 

requirements without having to look outside the sub-region.  
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Figure 11 
Migration Between London Boroughs in South East London 2002-2007 (Source: ONS Migration Statistics Unit: Movements between local 
authorities in England and Wales based on patient register data and patient re-registration recorded in the NHSCR) 
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Summary of Key Points 

Á One way of defining housing sub-markets is through an analysis of relative house prices.  This identifies that house 

prices in parts of Southwark (Bermondsey and Dulwich), Greenwich (West Greenwich/Blackheath) and parts of 

Bromley are typically higher than those in Lewisham, Bexley and large areas of Greenwich.   But while it is useful to 

understand this spread of house prices it does not serve as an adequate means of identifying housing sub-markets 

because each area will tend to have residents with similar characteristics. Circumstances of residents change which 

require a move and therefore these sub-markets are not capable of meeting the needs of all households.  

Á Travel to Work data, therefore provides a more robust framework in which to identify housing markets. The data 

identifies that 298,547 people both live and work in South East London, this represents around 54% of all those 

living in the area who have a job, and 68% of all those who work in South East London.  

Á Most travel to work patterns in the area are unsurprisingly London based with 94% of South East London residents 

either working in the sub-region or other parts of London, and 85% of those travelling into South East London to 

work do so from other parts of London.  

Á Migration patterns tell a similar story.  The population is generally moving southwards and eastwards towards the 

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 population to all other boroughs in the sub-region, while 

Lewisham and Greenwich experience both gains and losses. In particular there is a significant movement of over 

20,000 people between South and Lewisham and between Greenwich and Bexley. 

 

 





Chapter 4: Housing Market Drivers 

4.1 This section of the report considers the main factors considered to be driving the housing market ς 

that is, the demographic, economic and social factors that underpin demand for housing.  Firstly we 

analyse the population across South East London, concentrating in particular on how local 

circumstances have changed over the last ten years and how they are projected to change in future. 

We draw on information from the household survey to understand the scale and nature of household 

migration as it affects the sub-region.  Then we look at the economic characteristics of local 

households, and how local employment compares to national and regional patterns. In order to gain a 

wider understanding of the character of South East London as a place to live, we examine information 

ŦǊƻƳ ǘƘŜ ƘƻǳǎŜƘƻƭŘ ǎǳǊǾŜȅ ŀōƻǳǘ ƘƻǳǎŜƘƻƭŘǎΩ ǎŀǘƛǎŦŀŎǘƛƻƴ ǿƛǘƘ ŀŎŎŜǎǎ ǘƻ ƭƻŎŀƭ ŦŀŎƛƭƛǘƛŜǎ ŀƴŘ ǎŜǊǾƛŎŜǎ 

and report on Multiple Deprivation at ward level. 

Population 

National Level Population and Household Changes 

4.2 Recent figures show that the number of 

households in the UK has increased more 

rapidly than housing supply.  There are several 

key reasons for the increase in household 

numbers (Figure 12).  According to the Office 

for National Statistics (ONS), until the mid-

1990s, natural change was the main driver for 

growth, with births outnumbering deaths.  

However, more recent growth has been 

predominantly based on international 

migration. 

4.3 Figure 13 shows that there is a natural increase in the UK population. The natural population increase 

between 2003/04 and 2004/05 was 126,800 people.  This increase is commonly attributed to 

improvements in health care, which reduces child mortality rates and allows people to live for longer. 

4.4 Figure 14 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 from the ten accession countries (A10) that joined the EU in 

May 2004.  Net in-migration of A10 citizens was 74,000 in mid-2005, compared with 10,000 in mid-

2004. 

  

Figure 12: 
Number of Households in the UK 1981-2021 (Source: DETR) 
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Figure 13 
Births and Deaths in the UK, 2001-2005 (Source: ONS, General  
Register Office for Scotland, NI Statistics & Research Agency) 

 

Figure 14 
Population Change in the UK, 2001-2005 (Source: ONS, General  
Register Office for Scotland, NI Statistics & Research Agency) 

 

4.5 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 to be 2.15 in 2021 (ONS projections). 

4.6 This significant reduction in household size has several possible causes.    It is likely that the key 

contributors are increasing rates of relationship breakdown, people delaying having children and the 

ageing population.  The effect of the ageing population is that more people are living longer and some 

of them are living alone for longer as women have a longer life expectancy than men. (ONS 

Population Trends) 

Population Trends in South East London 

4.7 In 2007 South East London had a total population of 1,278,800 people (ONS Mid-year Population 

Estimates).  Since 1981 South East London saw a slight fall in its population, reaching a low of 

1,179,600 in 1988, after which it began to steadily rise again, and then more rapidly from around 

1998 (Figure 15).  Taking the 1981 population as a base, the population of South East London rose by 

7.7% in the period up to 2007 from 1,187,000 to 1,278,800 people.  This compares with a rise in 

population of over 9% for the whole of England and 11% for London.  It should also be noted that the 

household population figure from the household survey is 1,282,900, and is therefore fully consistent 

with the2007 mid-year population esitmates. 

Figure 15 
Population of South East London, London and England: 1981-2007 (Source: ONS Mid-Year Population Estimates) 
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4.8 Figure 16 shows how the population of each 

borough in South East London has changed 

between 1981 and 2007. It is clear that the 

population of Southwark has risen at a much 

higher rate than for any other borough, 

increasing by 25% in the time period. 

[ŜǿƛǎƘŀƳΩǎ ǇƻǇǳƭŀǘƛƻƴ ŀƭǎƻ ŜȄǇŜǊƛŜƴŎŜŘ ŀ 

relatively high increase of almost 9% while the 

populations of Bromley and Greenwich 

initially fell before beginning to rise again in 

ǘƘŜ ƭŀǘŜ мффлΩǎΦ .ŜȄƭŜȅΩǎ ǇƻǇǳƭŀǘƛƻƴ Ƙŀǎ 

remained the most stable over recent years. 

4.9 The population of South East London is 

expected to continue to rise again in the 

future.  Based on population estimates from 

2007, the GLA estimate that the population of 

South East London will rise to 1,375,315 by 

2016.  This would represent a 7.5% rise in 10 

years. The growth in population however is 

unevenly spread across the sub-region with 

{ƻǳǘƘǿŀǊƪ ŀƴŘ DǊŜŜƴǿƛŎƘΩǎ ǇƻǇǳƭŀǘƛƻƴ 

expected to experience the most rapid growth 

(18% and 19% respectively) and Bromley and 

Bexley both expecting slight falls in their 

population by 2016. 

4.10 The age structure of the population of South 

East London from the ONS mid-year 

population estimates for 2007 (Figure 17) 

shows that there are fewer children and young 

adults aged 10-19 years and slightly fewer 

aged 50 + in the area than in England and 

Wales as a whole, but that the population 

share for young children and adults aged 20-

44 years, is higher than the national average.  

4.11 Figure 18 shows that when compared with the 2001 Census, the 2007 mid-year population estimates 

show that South East London now has fewer people in the 25-29 years range and 40-64 years range, 

but has gained population in the 5-14 years and the 65-74 age ranges.  

 

 

 

 

 

Figure 16 
Population by Borough: 1981-2007 (Source: ONS Mid-Year 
Population Estimates) 

 

Figure 17 
Age Profile for South East London Compared with England and 
Wales: 2007 (Source: ONS Mid-Year Population Estimates 2007) 
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Figure 18 
Age Profile for South East London from 2001 Census and 2007 Mid-year Estimates (Source: 2001 Census of Population and ONS Mid-Year 
Population Estimates 2007) 

 

4.12 Figure 19 compares the age structure of the population of South East London from the 2007 mid-year 

population estimates with that from the 2007-2008 Household Survey.   This shows that for most age 

groups the results from the household survey are fairly consistent with those from the 2007 mid-year 

estimates.  However, the household survey found that the population of children aged 0-4 is higher in 

South East London than is shown by the 2007 mid-year estimates. There is also a higher number of 

those aged 40-49 and 60-69 years. 

4.13 The higher number of children aged 0-4 years is likely to have major implications for South East 

London because it implies that there are far more school aged children in the sub-region than are 

indicated by the mid-year population estimates.  This is likely to mean that pressure on school places 

could be higher in the future. 

Figure 19 
Age Profile for from 2007 Mid-year Estimates and 2008 Household Survey (Source: ONS Mid-Year Population Estimates and South East London 
Household Survey 2007-08) 
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Household Structure 

4.14 It is important to consider the structure of households when assessing housing requirements.  More 

single people in an area will require more dwellings to accommodate the same number of people, 

while an area with large families will require larger houses to accommodate them.   

4.15 Around 21% of all households across South East London contain all pensioners; however this varies 

across boroughs with Bromley having the highest proportion at 28.8% and Southwark having the 

lowest at 14.8%. CoƴǾŜǊǎŜƭȅ нс҈ ƻŦ {ƻǳǘƘǿŀǊƪΩǎ ƘƻǳǎŜƘƻƭŘΩǎ Ŏƻƴǘŀƛƴ ƻƴŜ ǇŜǊǎƻƴΣ ŎƻƳǇŀǊŜŘ ǘƻ ƻƴƭȅ 

10.7% in Bexley. Therefore, the housing requirements across the sub-region vary greatly by borough.  

However half of all households in South East London contain more than one non-pensioner adult with 

31% of all households containing children.  

4.16 Figure 21 details how household type varies by dwelling type and tenure. 

Figure 21 
Dwelling Type and Tenure by Household Type (Source: South East London Household Survey 2007-08 Note: Figures may not sum due to rounding) 

Household Type Detached 
Semi-

detached 
Terraced Flat Owned 

Private 
Rent 

Social  
Rent 

Single person 0.3% 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 0.2% 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% 

Population Migration 

4.17 It 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 section we take information from the 

Figure 20 
Household Type (Source: South East London Household Survey 2007-08) 
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household survey to understand the recent migration driven activity in the market and to see how it 

affects South East London. 

4.18 Data from the 2001 Census showed that of South East LondonΩǎ 1,207,838 residents in households, 

128,029 (10.6%) had moved home within the last 12-months.   

4.19 Of those that moved: 

Á 55,789 (44%) moved within their current borough; 

Á 61,651 (48%) moved to their current borough from elsewhere in the UK; and  

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

and: 

Á South East London lost a net 4,657 people across the UK in 2000-2001. 

Á A further 13,742 people resident in South East London ǿŜǊŜ ǊŜŎƻǊŘŜŘ ŀǎ ƘŀǾƛƴƎ άbƻ ǳǎǳŀƭ 

ŀŘŘǊŜǎǎέ мн-months before the Census. 

Migration Trends (Domestic) 

4.20 Since 1996-97, the ONS has published relatively 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 

important to 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 patterns for South East London over the 

period 2002-2007. 

Figure 22 
Net Migration to South East London by England and Wales Region 2002-2007 (Source: ONS Migration Statistics Unit: Movements between local 
authorities in England and Wales based on patient register data and patient re-registration recorded in the NHSCR.  Note: Figures may not sum due 
to rounding) 

UK Region 2003 2004 2005 2006 2007 Total 

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) (13,540) (9,270) (9,050) (9,630) (55,600) 

4.21 Figure 22 shows the net migration to South East London from every region of England and Wales in 

the past 5 years.  Overall, migration accounted for a fall in the sub-regionΩǎ population of 55,600 

people from 2002 to 2007 from the rest of England and Wales.  This represents around 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 West and the Eastern region.  The only net in-migration into South East London over this 

period came from other parts of London.  

4.22 Figure 23 shows the individual local authorities which have had the highest net migration to the sub-

region.  The neighbouring authority of Lambeth to the West has the largest net migration to the area 

and all 10 authorities are in London. 

4.23 Figure 24 shows the local authorities to which South East London lost population through migration. It 

is apparent that of all of the top ten authorities that receive population from the sub-region are in 

Kent indicating that the population of South East London is migrating south-eastwards and out of 

London. However it should be noted that a total of 19,130 people moved from the sub-region to 

neighbouring Lambeth (the highest out-migration), although this is outweighed by the 29,460 people 

moving into South East London from Lambeth.  

 

  

Figure 24 
Top 10 Local Authorities with the Highest Net Migration from 
South East London 2002-2007 (Source: ONS Migration Statistics 
Unit) 

Local Authority 
In-

migrants 
Out-

migrants 
Net 

Dartford 4,980 11,060 (6,080) 

Sevenoaks 3,630 9,240 (5,610) 

Medway UA 3,170 8,460 (5,290) 

Maidstone 1,240 3,940 (2,700) 

Canterbury 2,270 4,930 (2,660) 

Gravesham 1,690 4,080 (2,390) 

Swale 1,150 3,410 (2,260) 

Ashford 910 2,870 (1,960) 

Thanet 1,140 3,040 (1,900) 

Shepway 570 2,170 (1,600) 
 

Figure 23 
Top 10 Local Authorities with the Highest Net Migration to  
South East London 2002-2007 (Source: ONS Migration Statistics 
Unit) 

Local Authority 
In-

migrants 
Out-

migrants 
Net 

Lambeth 29,460 19,130 10,330 

Tower Hamlets 8,170 5,320 2,850 

Wandsworth 10,080 7,470 2,610 

Newham 6,960 4,780 2,180 

Hackney 6,660 4,590 2,070 

Brent 4,250 2,610 1,640 

Islington 5,770 4,160 1,610 

Westminster 6,050 4,670 1,380 

Haringey 4,480 3,230 1,250 

Camden 5,280 4,170 1,110 
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Age of Migrant Persons 

4.24 The age structure of the net migrants to South East London is shown in Figure 25.  The sub-region has 

experienced a net loss of over 20,470 children to the rest of England and Wales (equivalent to around 

1.6% of the entire population of the area) and 29,060 adults aged 25-64 years (2.3%).  The only age 

group to have gained in population, through migration from across the UK over the five year period, is 

the 16-24 years age group where there has been an increase of 2,130 people.  It should be noted that 

this is only a partial picture as it does not include natural change or international migration. 

Figure 25 
Migration to and from South East London by Age Group 2002-2007 by Year (Source: ONS Migration Statistics Unit) 

Age Group 2003 2004 2005 2006 2007 Total 

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 

25-44 years 25,530 26,290 28,070 28,090 29,770 137,750 

45-64 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 

25-44 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 

25-44 years (4.210) (3.900) (1.300) (1.520) (900) (12,110) 

45-64 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 

4.25 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 Passenger Survey which 

interviews approximately 1 in 500 people who travel to and from the UK. 

4.26 Figure 26 shows that between 2001 and 2006, a net 45,400 international migrants moved to South 

East London from overseas.  .  
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Figure 26 
International Migration for Greater London (Source: ONS Migration Statistics) 

Area 
International 
in-migration 

International  
out-migration 

Net international  
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 45,600 

    
4.27 In recent years 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 numbers issued to workers in 

particular locations.   

4.28 In 2006/07 a total of 26,210 new National Insurance numbers to non-UK nationals were issued in 

South East London.  This group of workers represent around 2.0% of all people residing in the sub-

region.  It should be noted that this figure relates only to employees who have received new National 

Insurance numbers and does not include any of their dependents.  It should be noted that new NI 

numbers are issued to individuals, not jobs, so they will be issued to address of residence, not 

workplace.. 

4.29 Figure 27 shows that over 14% of all new 

national insurance registration in South East 

London were issued to Polish nationals.  This 

group therefore represents around 0.1% of the 

total population of the area, but the figure 

could be higher as this only takes into account 

those with a NI number. 

4.30 To place the results for new national insurance 

numbers for non-UK nationals into context, 

Figure 28 shows the numbers for each London 

borough.  This shows that the figures for 

Bromley, Bexley, Greenwich and Lewisham are 

relatively low when compared with central 

London boroughs. The figures for Southwark 

are the highest in the sub-region, but still 

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 of South East London.  In particular, migrant workers tend to occupy private rented 

dwellings and this may help to explain changes in the South East London housing market which are 

discussed further in chapter 5. 

Figure 27 
New National Insurance Registrations of Non-UK Nationals in South 
East London 2006/07 by Country of Origin (Source: DWP) 
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Figure 28 
New National Insurance Registrations of Non-UK Nationals by London Borough 2006/07 (Source: DWP) 

 

4.31 In the Household Survey, 164 interviews took place with respondents from recent accession states in 

Eastern Europe and these form the basis of a separate report covering their circumstances and needs. 

4.32 Any children associated with migrant worker households moving directly to South East London, will 

not have been previously registered with a doctor.  Therefore, they will not be identified as migrants 

by the ONS NHSCR statistics.  This impact of international migration may help to explain the higher 

number of children found in the household survey compared with the 2007 mid-year population 

estimates. 

Household Migration and the Household Survey 

4.33 The following data has been taken from the household survey.  It is based upon households:  

Á that have moved within the last 3 years where the previous address was outside South East 

London 

Á likely to move where they expect to move outside South East London 

4.34 The headline results are as follows. 

4.35 The total number of in-migrant households identified by the survey was 58,134ς although this will be 

lower than the total number of in-migrant households that moved to the sub-region over the last 3 

years as it does not include those households that have subsequently left the sub-region or those that 
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have moved to another home within the sub-region (as their immediately previous address would 

now be somewhere in South East London). 

4.36 The total number of households expecting to leave the sub-region identified by the survey was 49,047 

ς but once again this is likely to be lower than the total number of out-migrant households likely to 

leave the sub-region over the next 3 years for some existing households may not currently plan to 

leave the area but may choose to do so in the future.  Furthermore, future in-migrant households not 

yet resident in the sub-region may also expect to leave the area within the next 3 years if their 

circumstances are rapidly changing. 

4.37 In the section of this chapter looking at population change, Figure 22 described a net migration of 

people away from South East London to other parts of the UK.  The household survey however 

suggests there is a small net gain of households from migration.   

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

suggest how migration is driving South East LondonΩǎ ƭƻŎŀƭ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΦ The understanding of the 

characteristics of these households is very important for policy. Here we examine information 

regarding current tenure, household type, ethnic origin and income. 

4.39 Current tenure of migrant households differs significantly between in and out migrants.  Figure 29 

suggests that the majority of in-migrants into South East London are buying their own home or 

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 

 
Figure 29 
Tenure of Migrant Households (Source: South East London Household Survey 2007-08) 

 

 

4.40 Figure 30 shows that over 30% of in-migrants and around a quarter of out-migrant households are 

single persons (non pensioners) and very few migrant households contain all pensioners. In contrast 

over 20% of all households are pensioner households. 
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Figure 30 
Migrant Households by Household Type (Source: South East London Household Survey 2007-08) 

 

 

4.41 With regard to ethnicity Figure 31 shows that the White British population make up a larger 

proportion of out-migrants (67%) than they do in-migrants (49%). In-migrants are more likely to 

belong to minority ethnic groups in particular the Black and Other White Groups.  

Figure 31 
Migrant Households by Ethnic Group (Source: South East London Household Survey 2007-08) 

 

4.42 Finally, both in and out migrating households have more income when compared to all households in 

South East London.  The income levels of in-migrants however are slightly higher than for out-

migrants which might suggest that there is a wealth gain from in-migration often found in other 

housing markets.  However, it is possible that with almost 40% of all resident households having 

income of less than £15,000 p.a. many would find it financially very difficult to move home.   
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Figure 32 
Income of Migrant Households (Source: South East London Household Survey 2007-08) 

 

4.43 It is also interesting to look at how income of migrant households is split by age.  Figure 33 shows this 

information for in-migrants and Figure 34 for out-migrants. It is clear that for in-migrants those aged 

26-35 have the highest income of all groups, and for out-migrants those aged 36-50 have the highest 

incomes; however both of these groups are relatively high earners for both in and out-migrants. This 

pattern is not unexpected, as many young people may move into an area for employment, and many 

of those who move out are likely to be slightly older families.  

Figure 33 
Income of In-Migrant Households by age (Source: South East London Household Survey 2007-08) 

 

Figure 34 
Income of Out-Migrant Households by age (Source: South East London Household Survey 2007-08) 

 

The Local Economy 

Economic Activity 

4.44 Figure 35 shows that unemployment has been in long-term decline in South East London.  Therefore, 

the majority of those who are economically active are in employment; however, the figure for January 

2009 shows that the rate of unemployment is beginning to rise again.   It should also be noted that 

changes in the definition of those eligible to claim unemployment benefit has contributed to some of 

the reduction in claimant numbers. Figure 36 shows that unemployment rates have been falling in all 
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five boroughs at a similar rate, however Bexley and Bromley have consistently lower levels of 

unemployment. 

Figure 35 
Unemployment Rate for Working Age Population for South East London 
and England and Wales: 1995-2009 (Source: Claimant Count. Note: Data 
relates to January each year) 

 

Figure 36 
Unemployment Rate for Working Age Population for by Borough in 
South East London: 1995-2009 (Source: Claimant Count. Note: Data 
relates to January each year) 
 

 

  

4.45 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 exceeds £67,000 per year.  It can de-register if 

its turnover falls below £65,000.  In practice most de-registration is likely to be due to the business 

being acquired, merged or liquidated.  Figure 37 shows the net new VAT registrations in South East 

London per annum.  In total, since 1998 the number of VAT registered businesses in the sub-region 

has grown by 9,590.  This represents an increase in registered businesses of around 35% since 1998. 

This is relatively high compared to an increase of 19% across the whole of England and 24% across 

Greater London. Figure 38 shows that there are more than twice as many net new VAT registered 

businesses in Southwark than in any other borough. 

Figure 37 
Net New VAT Registered Businesses in South East London: 1998:2007 
(Source: VAT Registrations) 

 

Figure 38 
Net New VAT Registered Businesses  by Borough in South East 
London: 1998-2007 (Source: VAT Registrations) 
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4.46 The 2001 Census highlights that the range of occupations of South East London residents differs from 

those of the overall population of London, with proportionately fewer managers and senior officials 

and people employed in professional occupations and more in administrative and skilled trades.  

Therefore, when compared with the rest of London, residents of South East London are 

disproportionately to be found in lower paying occupations, which could limit their ability to access 

housing.  

4.47 When considering the industry of employment of residents, it is apparent that construction, financial 

intermediation, public administration and health and social work are relatively important to the South 

East London economy.   

4.48 Another measure of the nature of residents in an area is the National Statistics Socio-economic 

Classifications (NS-SeC).  This classification was introduced by the Office for National Statistics in 2001 

to replace the traditional Social Class based on Occupation (SC) and Socio-economic Groups (SEG) 

with a new system for classifying the socio-economic circumstances of individuals and households.  

The system is based on eight classes shown in Figure 39. 

Figure 39 
Description of NS-SeC Classes (Source: Office of National Statistics) 

NS-SeC Class Description 

Higher managerial  
and professional 

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 staff. 

Positions involving general planning and supervision of operations on behalf of the 
employer. 

Positions covering all types of higher professional work. 

Lower managerial  
and professional 

Positions in which those employed generally plan and supervise operations on behalf of 
the employer under the direction of senior managers. 

Positions which involve formal and immediate supervision of others engaged in 
intermediate occupations. 

Intermediate 

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

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 regulated. 

Small employers and  
own account workers 

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. 

Self-employed positions in which the persons involved have no employees other than 
family workers. 

Lower supervisory  
and technical 

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

Semi-routine  
occupations 

Positions in which employees are engaged in semi-routine occupations which have a 
slightly modified labour contract and have at least some need for employee discretion. 

Routine  
occupations 

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

Never worked and  
long-term unemployed 

Those who are over 16 years of age who have left full-time education, but have never 
been in paid employment, or have been unemployed for more than a year. 
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Figure 40 
Occupation, NS-SeC and Industry of Employment for South East London Compared to London and England (Source: UK Census 2001) 

4.49 London contains 2% fewer higher managers and professionals 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 the rest of London.   
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Incomes and Earnings 

4.50 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 authority area.  One is 

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

of the residents of the authority. 

4.51 Since 2002 the New Earnings Survey (NES) and 

subsequently the Annual Survey of Hours and 

Earnings (ASHE) has recorded both measures 

for all local authorities.  There are some 

concerns about the sample sizes within ASHE 

at district level ς so, it is worth emphasising 

that this data is shown for information only, in 

order to understand how relative incomes 

have changed over time.  This data is not the 

basis of the affordability analysis ς which 

utilises data from the 7,250 interviews 

conducted for the study. 

4.52 Figure 41 shows the comparisons for mean 

gross annual earnings for 2008.  The results 

show that residents in South East London 

typically earn more than those employed in 

the sub-region.   

4.53 Figure 42 shows that average salaries have 

risen in all South East London Boroughs albeit 

at different rates. Median gross annual 

earnings in Bromley rose by around £10,500 

(63%) for those full time employees since 1999 

whereas earnings in Southwark only increased 

by £8,300 (37%).  It also shows that median 

earnings for full-time employed residents in Southwark are higher than the other boroughs in the sub-

region, however the gap between them has been decreasing over recent years.  

4.54 Figure 43 shows the gross household income levels in all boroughs in South East London.  Gross 

household income includes income from all sources such as earnings, pensions, interest on savings, 

rent from property and state benefits, but does not include housing benefit.  This 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 housing.  This indicates that almost 

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

less than £15,000. This finding from the household survey includes income from benefits as well as 

employment.  It explains a great deal about the current housing market, especially the high levels of 

demand for affordable housing and for the private rented sector. 

4.55 In particular, it can be seen that there are great differences in household incomes between the 

boroughs. Greenwich follows a very similar pattern to that of South East London as a whole, whereas 

Bexley and Bromley have a much higher proportion of those earning over £30,000 and Southwark and 

Figure 41 
Median Gross Annual Earnings for South East London in 2008 for all 
and Full-time Employees (Source: ASHE 2008) 

Local Authority 
Employed in 

Area 
Resident in  

Area 

Median Earnings £23,221 £26,662 

Median Full-time 
Earnings 

£29,424 £30,979 

 

Figure 42 
Median Gross Annual Earnings for Employed in South East London 
Boroughs 1999-2008 for Full-time Employees (Source: ASHE 1999-
2008) 
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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 housing may vary accordingly in each borough. 

Figure 43 
Household Income (Source: South East London Household Survey 2007-08) 

 

 

3.27 Figure 44 indicates that the median household income in South East London is £22,200 while the mean 

household income is £33,300.  This shows that a relatively small number of households with high 

incomes inflate the mean income of the area.  Bromley has the highest mean and median income for 

any borough, while the median income of Southwark is the lowest.  

Figure 44 
Mean and Median Household Income by Borough (Source: South East London Household Survey 2007-08. 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 London Total £33,300 £22,200 

 

4.56 Figure 45 how average household incomes vary across South East London, with central parts of the 

sub-region generally being associated with higher incomes and areas to the north and west containing 

many parts with relatively low incomes. It is possible that some of the areas with higher levels of 

income, such as the Thamesmead wards, reflect a high proportion of households containing a group 

of adults with multiple workers. 
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Figure 45 
Average Household Incomes by middle-level Super COA (Source: South East London Household Survey 2007-08) 
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Skills and Education 

4.57 Figure 46 provides information on education level based on the highest educational qualification 

obtained. 

Figure 46 
Description of Education Levels (Source: Office of National Statistics) 

Education 
Level 

Description 

Level 0 /  
No qualifications 

No academic, vocational or professional qualifications. 

Level 1 

1+ 'O' levels/CSE/GCSE (any grade) 

NVQ level 1 

Foundation GNVQ 

Level 2 

5+ 'O' levels 

5+ CSEs (grade 1) 

5+ GCSEs (grade A - C) 

School Certificate 

1+ A levels/AS levels 

NVQ level 2 

Intermediate GNVQ or equivalents 

Level 3 

2+ 'A' levels 

4+ AS levels 

Higher School Certificate 

NVQ level 3 

Advanced GNVQ or equivalents 

Level 4 / 5 

First degree 

Higher Degree 

NVQ levels 4 ς 5 

HNC 

HND 

Qualified Teacher Status 

Qualified Medical Doctor 

Qualified Dentist 

Qualified Nurse, Midwife, Health Visitor or equivalents 

Other qualifications /  
Level unknown 

Other qualifications (e.g. City and Guilds; RSA/OCR; BTEC/Edexcel) 

Other professional qualifications. 

 

4.58 Figure 47 shows the proportion of the population over 16 years who are educated to NVQ4 or higher 

level, and those with no formal qualifications.  Compared with London as a whole, South East London 

has a lower percentage of people with a degree or above and more people at 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 Greenwich a higher proportion of those 

with no qualifications. 
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Figure 47 
Qualification Levels for South East London Boroughs, South East London and England (Source: UK Census of Population 2001) 

Education 
Level 

England London SE London Bexley Bromley Greenwich Lewisham Southwark 

Level 0 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 / 
unknown 

6.9% 5.4% 6.1% 7.9% 6.2% 6.0% 5.7% 5.1% 

 

4.59 Figure 48 shows that almost 50% of the population aged over 50 years in South East London have no 

formal qualifications.  However almost 33% of everyone aged 25-49 years have the equivalent of a 

degree or higher. 

Figure 48 
Qualification Levels for South East London by Age (Source: UK Census of Population 2001)  

 

Travel to Work 

4.60 Evidence from the 2001 Census shows that around 59% of South East London residents travel more 

than 5km to work, with 35% travelling 10km.  Therefore, those residents who are taking 45-90 

minutes to travel to work are typically only travelling between 10 and 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 time. Figure 49 also shows that residents in Southwark 

typically travel lesser distances to work, with 57% travelling less than 5 km and 88% less than 10km. 
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Access to Services 

4.61 ! ǾŀǊƛŜǘȅ ƻŦ ŦŀŎǘƻǊǎΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ŜŀǎŜ ƻŦ ŀŎŎŜǎǎ ǘƻ ŀ ǊŀƴƎŜ ƻŦ ŦŀŎƛƭƛǘƛŜǎΣ Ƴŀȅ ƛƴŦƭǳŜƴŎŜ ƘƻǳǎŜƘƻƭŘǎΩ 

housing choices. Households interviewed in the survey, were asked how easy or difficult it was to 

access each of the following services and facilities from their home: 

Á Childcare facilities 

Á Cultural and recreational facilities 

Á GP 

Á Health, sport and leisure facilities 

Á Local schools 

Á Parks and open spaces 

Á Place of work 

Á Place of worship 

Á Public transport 

Á Shopping facilities 

4.62 Figure 50 shows that almost 15% of households in South East London reported difficulties (either very 

or fairly difficult) in accessing cultural and recreational facilities such as cinemas.  Just under 10% of 

households reported difficulties with accessing health, sport and leisure facilities and 8.9% of 

households had difficulties in accessing their place of work.  However, only 4% reported difficulties in 

accessing local schools and 4.3% reported difficulties accessing parks and open spaces.   

4.63 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 much as 9% in 

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 

Figure 49 
Travel to Work Distance (Source: UK Census of Population 2001) 
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difficulty accessing their place of work or worship. In general residents in Bexley and Bromley have 

less difficulty in accessing all services 

Figure 50 
Difficulties Accessing Services (Source: South East London Household Survey 2007-08) 
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Index of Multiple Deprivation 

4.64 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 shown in Figure 51.  

Darker colours on the map are associated with higher levels of deprivation and the boundaries are 

lower super output area.  

4.65 The map shows the areas with the highest levels of deprivation in South East London are to the north 

of the sub-region while the lowest levels are in the south of the sub-region. There are however still 

significant pockets of deprivation in areas of Bromley, particularly in the north east and north west of 

the borough. 

Figure 51 
Index of Multiple Deprivation (Source: DCLG.  Note: Data shown at lower-level Super COA. Higher levels of deprivation shown in darker shading) 

 
 
 

 

4.66 It is also possible to compare IMD scores between 2004 and 2007.  In Figure 52  areas marked in blue 

indicate the levels of deprivation have risen since 2004 while those in red have seen a decline in 

deprivation since 2004.   This indicates that much of the north east of the sub-region (Greenwich and 
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Bexley) and central areas (north Bromley and South Lewisham) has seen increased levels of 

deprivation since 2004.  Much of Southwark has seen a relative reduction in deprivation since 2004. 

4.67 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. 

Figure 52 
Change in Index of Multiple Deprivation 2004-2008 (Source: CLG.  Note: Data shown at lower-level Super COA. Higher levels of deprivation shown 
in darker shading) 
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Summary of Key Points 

Á  The number of households in the UK has increased recently predominantly as a result of international migration, 

people living longer and a trend of smaller households; the latter driven largely by relationship breakdown. 

Á Taking the 1981 population as a base, the population of South East London rose by 7.7% in the period up to 2007 

from 1,187,000 to 1,278,800 people.  This compares with a rise in population of over 9% for the whole of England 

and 11% for London. 

Á The GLA estimate that the population of South East 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 the sub-region with Southwark and Greenwich 

expected to experience the greatest growth and Bromley and Bexley both experiencing population decline.  

Á There are proportionally fewer children and young adults aged 10-19 and fewer over 50 year olds in South East 

London when compared to the national picture. The households survey found that the population of children aged 

0-4 is higher in South East London than is shown by the 2007 mid-year estimates. The implications of this are that 

there may soon be far more school aged children in the area than anticipated.  

Á !ǊƻǳƴŘ нф҈ ƻŦ .ǊƻƳƭŜȅΩǎ ƘƻǳǎŜƘƻƭŘǎ Ŏƻƴǘŀƛƴ ǇŜƴǎƛƻƴŜǊǎ ƻƴƭȅ ǿƘƛƭŜ нс҈ ƻf households in Southwark are single 

persons.  This shows variety across the boroughs.  However, half of all households in South East London contain 

more than one non-pensioner adult and 31% of all households contain children.  

Á The household survey discƻǾŜǊŜŘ ǘƘŀǘ ƻŦ {ƻǳǘƘ 9ŀǎǘ [ƻƴŘƻƴΩǎ мΣ282,900 residents in households almost 11% had 

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 overseas.    

Á Between 2002 and 2007 net migration into SE London was from other parts of London and from overseas. Net 

migration out of SE London was to other parts of the UK, particularly the South East region.  

Á All of the top ten local authority areas receiving more in migrants from SE London than they have out migrants to SE 

London are in Kent, confirming an overall pattern of south-eastward migration. 

Á  International migration has a significant impact on the sub-region with a total of 26,210 new National Insurance 

numbers issued in 2006/07.  14% of these were issued to Polish nationals. 

Á The household survey shows that current tenure differs significantly between in and out migrants. 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 Over 30% 

of in-migrants and around a quarter of out-migrant households are single persons (non pensioners).  

Á Both in and out migrants have more income when compared to all households in South East London.  However, the 

income levels of in-migrants are slightly higher than for out migrants, suggesting that there is a wealth gain from in-

migration often found in other housing markets.  

Á In terms of the economy the number of VAT registered businesses in the sub-region has grown by 9,590 since 1998.   

Á Based on the NS-Sec classification the population of South East London contains 2% fewer higher managers and 

professionals 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 the rest of London which could limit their ability to access 

housing.  

Á Almost 30% of households have an income of over £40,000 but 37% of households have an annual of less than 

£15,000.  This finding is from the household survey and will be income from benefits as well as employment.  It 

explains a great deal about the current housing market, especially the high levels of demand for affordable housing 

and for the private rented sector. 
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Summary of Key Points (continued) 

Á There are differences between the boroughs in terms of household income also.  Greenwich follows a similar 

pattern to the whole of the sub-region, Bexley and Bromley have a much higher proportion of those earning over 

£30,000 and Southwark and Lewisham have a much higher proportion of those earning under £15,000.  Therefore 

the levels of demand for different types of housing will vary considerably for each borough. 

Á Almost half of the population of South East London have no formal qualifications but a third of everyone aged 25-49 

years has the equivalent of a degree or higher. 

Á Almost 15% of households in South East London reported difficulties in accessing cultural and recreational facilities 

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 accessing their place of work. However, only 4% reported 

difficulties in accessing local schools and 4.3% reported difficulties accessing parks and open spaces.  

Á Access to services issues differ by borough.  Less than 5% in Bexley, Bromley and Greenwich have difficulty 

ŀŎŎŜǎǎƛƴƎ ŎƘƛƭŘŎŀǊŜ ŦŀŎƛƭƛǘƛŜǎΣ ŀǎ ƳǳŎƘ ŀǎ ф҈ ƛƴ {ƻǳǘƘǿŀǊƪ ŀƴŘ нп҈ ƛƴ [ŜǿƛǎƘŀƳ Řƻ ǎƻΦ [ŜǿƛǎƘŀƳΩǎ ǊŜǎƛŘŜƴǘǎ ŀǊŜ 

more likely to have difficulty accessing cultural and health facilities, and local schools than other boroughs, but less 

likely to have difficulties accessing their place of worship. Generally speaking, residents of Bexley and Bromley have 

less difficulty accessing all services.  





Chapter 5: Existing Housing Stock 

5.1 The general character of the existing housing stock is important in understanding the type of housing 

available to residents of an area and the relationship that dwelling type, age and location has on 

dwelling condition.  The mix of property type available will have a bearing on home-ownersΩ choices 

in terms of accommodation and the type of investment properties available to landlords and 

therefore also in the make-up of the population. 

5.2 The following 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 

sub-region. 

Property Type and Age 

5.3 Figure 53 shows the mix of existing properties in South East London in terms of property type. Across 

the whole of the sub-region around 28% of the stock is either detached or semi-detached properties, 

27% is terraced, 32% are purpose built flats and around 13% are a part of a converted dwelling. 

 

5.4 However, property type varies greatly by borough with detached or semi-detached properties 

comprising around half the stock in both Bexley and Bromley, compared to just over 20% in 

Greenwich, just over 10% in Lewisham and around 6% in Southwark. Over 70% of the stock in 

Southwark is flats, which is a much higher proportion than in any 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 is very similar to that of the sub-region as a whole.  

  

Figure 53 
Property Type (Source: South East London Household Survey 2007-08). Note: Numbers in parenthesis are the actual number of dwellings 
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5.5 When considering dwelling size, Figure 54  

shows that two thirds have two or three 

bedrooms. Only 13.5% have four or more 

bedrooms, compared to 20% containing only 

one bedroom. 

5.6 In terms of age, around 11% of the households 

interviewed estimated that their property was 

built after 1980, with almost a further 29% 

estimating a build date of 1945-1979.  27% of 

the stock predates 1919, with an estimated 

29% having a build date of 1919-1945.  

Therefore over half of the housing stock of 

South East London was built before 1945.  As 

the English House Condition Survey indicates 

these dwellings are more likely to be larger 

than their more modern equivalents, but older 

dwellings are more prone to having physical 

defects. 

5.7 47% of the stock of detached, 71% of semi-

detached and 60% of terraced housing was 

built before 1945.  However, over 80% of the 

purpose built flats were built after 1945 and 

over 30% were built after 1980.   

5.8 The converted properties are dominated by 

properties built before 1945 with around 85% 

built before 1919.  Therefore, many older 

properties in South East London have been 

sub-divided to form smaller units, with a total 

of 45,300 conversions of pre-1945 buildings. 

Figure 56 
Property Age by Property Type, (Source: South East London Household Survey 2007-08) 
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Figure 54 
Property Size (Source: South East London Household Survey 2007-
08) 

 
Figure 55 
Property Age (Source: South East London Household Survey 2007-
08) 
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Problems with Condition of Stock 

5.9 A total of 16.5% of households across South East London reported that there was at least one serious 

problem with their property.  Figure 57 provides further detail on the nature of problems experienced 

by households across South East London. The most common problems are damp penetration or 

condensation, window repairs, heating or plumbing, and a lack of fixed heating. 

Figure 57 
Proportion of Households with Serious Problems with their Property (Source: South East London Household Survey 2007-08) 

 
5.10 This assessment is based solely on the occupier perception, and is not based on the expert opinion of 

a qualified surveyor.  Furthermore, the figure considers neither the true severity of any identified 

ǇǊƻōƭŜƳǎ ƴƻǊ ǘƘŜ ƻŎŎǳǇƛŜǊǎΩ ŀōƛƭƛǘȅ ǘƻ ŀŦŦƻǊŘ ŀƴȅ ǊŜǉǳƛǊŜŘ ǊŜǇŀƛǊǎ.   
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5.12 Of the households across South East London, 

7.8% identified at least one problem from 

Group A or two or more problems from Group 

B shown in Figure 57.  This equates to 43,763 

households whose housing has serious 

condition problems (with the caveat that this 

is still based on occupier perceptions). 

5.13 Of these households 7,715 had no fixed 

heating whilst 38,861 experienced other 

disrepair problems.  2,813 had both disrepair 

problems and no fixed heating. 

5.14 Of the 38,861 households experiencing serious 

disrepair, 10.8% stated that they could afford 

the work required and would undertake the 

repairs as time permitted or 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 further 8.8% said that their landlord was 

to undertake the repair ς but both groups 

expected the problem(s) to be repaired soon. 

5.15 13.0% of households said that they were 

responsible for the repairs but felt that they 

would be unable to afford the repairs 

(equivalent to 4,700 households).A further 

57.4% (21,950) households) stated that the 

ǊŜǇŀƛǊǎ ǿŜǊŜ ǘƘŜƛǊ ƭŀƴŘƭƻǊŘΩǎ ǊŜǎǇƻƴǎƛōƛƭƛǘȅΣ ōǳǘ 

ǘƘŀǘ ǘƘŜȅ ŘƛŘƴΩǘ ŜȄǇŜŎǘ ǘƘŜ ǿƻǊƪ ǘƻ ōŜ 

undertaken soon, if at all.   

  

Figure 58 
Households with Serious Problems with the Condition of their 
Home (Source: SE London Household Survey 2007-08) 

 
 

Figure 59 
Expectations of Resolving Identified Disrepair Problems  
(Source: South East London Household Survey 2007-08) 
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Housing Tenure 

5.16 Figure 60 shows the proportion of dwellings in 

each of the local authorities in London that 

were classified as social housing in 2008.   

5.17 In the South east London sub-region, 

Southwark, Greenwich and Lewisham have 

significantly higher proportions of social 

housing than both the London and England 

averages and Bexley and Bromley have much 

lower proportions. 

5.18 Figure 61 overleaf shows the overall tenure of 

housing stock in South East London.  Across 

the whole sub-region owner occupation forms 

just over half of the housing stock with around 

29% rented from social landlords and 20% 

from private landlords.  However in Bexley and 

Bromley over 70% falls into the owner 

occupied sector. Private renting rates are 

highest in Lewisham, with almost 30% of the 

housing stock in the borough falling into this 

category. The proportions of social rented 

dwellings are relatively high in both Southwark 

(47%) and Greenwich (36%).    
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Figure 60 
Proportions of Social Rented Housing in London by Borough 2008 
(Source: Housing Strategy Statistical Appendix, DCLG) 

 



South East London Strategic Housing Market Assessment 2009 

 

  
Page 62 

 
  

Figure 61 
Housing Tenure (Source: South East London Household Survey 2007-08) 

 

5.19 Figure 62 and Figure 63 shows the changes which have occurred to tenure in South East London since 

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 Survey.  In 2001, 42.1% of all households were 

owner occupiers who had a mortgage, but by 2008 this has fallen to 29.2% although those who own 

outright has risen from 18.8% to 22.4%.  The social rented sector has risen slightly from 26.9% to 

28.9% of all households and in 2001, private rent tenants formed 12.1% of all households, but by 

2008 this had risen to 19.6%.  The proportion of those who own with a mortgage has fallen across all 

boroughs in the sub-region but the most marked change is 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% in Lewisham. It should be noted that this data is 

taken from two separate sources, the 2001 census and the household survey, however they should 

still provide a useful comparison. 

5.20 This evidence points to buy-to-let landlords purchasing many of the properties which have come onto 

the market.  At a time when house prices were rising rapidly buy-to-let investors were often able to 

compete more effectively than individual householders for available properties.  The growth in the 

buy-to-let market is likely to have been supported by migrant workers and young employees who are 

unable or unwilling to access owner occupation, but who are able to afford to pay the necessary 

rents. 

5.21 The consequence of this is to make it much more difficult for households to access 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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Figure 62 
Housing Tenure 2001 
(Source: UK Census of Population 2001. Note: Owned with a mortgage 
includes shared ownership)  

 

Figure 63 
Housing Tenure 2008  
(Source: South East London Household Survey 2007-08. Note: 
Owned with a mortgage includes shared ownership) 

 
 

5.22 Figure 64 and Figure 65 below show the change in the proportion of private rented stock across the 

sub-region from 2001 to 2008, where it is apparent that there has been a significant growth in rented 

housing towards to the north and west of the sub-region and to the south-east.  In total the 

household survey indicates that private rented stock has risen from 12% to 20% of the total housing 

stock since 2001. 

Figure 64 
Distribution of Private Rented Housing by Middle-level Super  
Output Area 2001 (Source: UK Census of Population 2001)  

 

Figure 65 
Distribution of Private Rented Housing by Middle-level Super Output 
Area 2008 (Source: South East London Household Survey 2007-08) 

 
 
 

 

 

Owned 
outright
18.8%

Owned 
with a 

mortgage
42.1%

Social rent
26.9%

Private rent
12.1%

Owned 
outright
22.4%

Owned 
with a 

mortgage
29.2%

Social rent
28.9%

Rented 
from 

private 
landlord
19.6%




































































































































