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Opinion Research Services (OR@s commissioned by local authorities iou§ EastLondon to
undertake Housing Requirements Studies in each borough and a Strategic housing market Assessmen
for the sub region. The local authorities involved in the project are Bexley, Bromley, Greenwich,
Lewisham and Southwark.

A SHMA is a framework that local authorities and regional bodies can follow to develop a good
understanding of how housing markets operate. It promotes an approach to assessing housing need
and demand which can inform the development of local developmemudchent and regional spatial
strategy planning for housing policies, as set out in Planning Policy Statement 3: Housing TRBS3).
purpose of the SHMA is to form part of a wider evidence base for the development of housing and
planning polices, which shtdl 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 isolatiofhe government has issued Btiae Guidance setting out the
scope of a SHMA and suggests how it might be carried out.

The research was based on the analysig,280 interviews conducted withouseholds from June 2007
to November 2008(the Household Survey, which primarily underwrdige housing needs and

requirement modelling) coupled with secondary data from the UK Cer$misies and Communities

agency KFHQA), HM Land Registry, Office for National Statigi@slSynd a range of other sources along
with a qualitative consultation pragmme with a wide range of stakeholders.

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

Reports

Subgroup Reports

Report of Key . . Executive Individual LA
Findings Core Data Report and Consultation Technical Report Summary reports

report

This document is theeport of key findings Other documents available include:

A ACore Dataeport which focuses upon the keyatistical finding of the study;

A Studies of the circumstances and housing requirements of particular groups of the population
including, older persons, people with suppogeds families, Black and Minorifgthnic groups
migrant workerskey workers Low Cost Home Ownership, intermediate housing, the private
rented sector andstudents
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A Atechnical appendix covering details of the fieldwankdelling methodology

A Asummay ofthe extensivestakeholder engagemenindertaken for the study including
workshops with economic development and social care officers along with the results of a
survey and workshop with private landlords;

A Anexecutive summargesigned for a wideange of audiences

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

Strategic Housing Market Assessments and National Housing Policy

1> Thepurpose ofLocal Authorities undertakg Strategic Housing Market Assessments (SHMAs) was firs
set out by Government in 2005:

z

GOIKSBXAGNIGSTIAO0 NBEtS 2F (KS f 2 Ohskinbndoe&kahdNA G & &
the operation of the housing market across all tenuri@sother words, to be a custodian of the
communityandnotjus I OdzaG2RAlIY 2F a2YS 2F Ala Kz2dzaAay3é

David Milliband MP, for Minister of Communitiasd Local Govt, 2005

SHM#As and PPS3
18 strategic Housing Market Assessments (SHMAS) are a crucial part of the evidence base informing policy
and contributing to shapingtimtegic 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 Strategid Baailability 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)

L7 In terms of the development of lochbusingstrategies the SHMA should be used to:

A Complement other evidence

A Inform the generation and appraisal of options
A Be informed by theengagement of stakeholders
A

Develop policy recommendations
18 Additionally, the SHMA should be used to:

A Identify issues requiring further specific study at a greater level of detail

A Inform the development of other Strategies and similar documents, such as the Local
Development Frameworkore Strategand associateevelopment Plan Documents

A1 SELI AyEANYSIBaa/ aSé FLIWNRFOK (2 SEIFYAYyAy3 LR
policy developments

A Help theLocal Authoritydevelop its policies and processes with a view to achieving positive
assessments from Audit Commission inspection uk@sr Line Of Enquifi{LOE)2

19 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
subsequently updated with a minor revision in August 2007urther note published jointly in March
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Summary of Key Findings

1.10

111

1.12

2008 by GLA, Government Office for London and Londmal Authoritiestated thatLondon was a
suitable housing market for the purposes of a SHMA but that sub regional assessments would need to
be undertaken in parallehiorder to provide sufficient analysis of local needs and requirements.

It should be noted that an SHMA cannot itself put forward detailed policy recommendations, largely
because there are so many other factors of which account would need to be takewhich are
beyond the scope of the SHMA. These include:

A Other relevant bodies of evidences
Other preexisting Strategies dealing with associated themes
The Sustainable Communities Strategy and the Local Area Agreement

The Corporate Planof the Local Authidies

> > > >

Medium Term Financial Planf the Local Authorities

The SHMA should therefore, in providing a robust and credible evides®e assist thd ocal
Authoritiesand their stakeholders in drawing up detailed policy recommendations.

However, where posile (and appropriate) the SHMA will indicate the general direction of travel which
the Local Authoritiesnay wish to take on certain issues.

Information sources

1.13

1.14

1.15

1.16

The study drewon a wide range of secondary data sourcB@nary data was also collectedrougha
household survey based on a random probability sample. The Household Survey was conducted
betweenJune 2007 and November 2088d a total of7,250households were interviewedn a face to

face basis which is considered to be a more reliable waktihan postal surveysNon-response issues

were addressed by a comprehensive statistical weighting process.

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

A 1,250 interviews in BexleyMay-June 2008)

1,250 interviews in Bromley; (Octobbiovember 2008)
1,500 interviews in Greenwich; (Julugust 2008)
1,500 interviews in Lewisham (Judely 2007)

1,750 interviews in Southwark (Janudwarch 2008)

> > > >

It is noteworthy that for this study the definition of lrousehold was more complicated than would
typically be foundn other study areas 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 nless 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 treasdbeing separate.
However, if four adults were sharing a single bathroom and kitchen in a four bedroom property they
were considered to be one household.

In addition there was a programme of qualitative research drawn mostly from stakeholders which is
RSAONAOSR Ay | aSLINIGS ©@2fdzySs We¢KS ljdzZh €t AdG GA
this information in the appropriate parts of this report rather than provide a separate summary.
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Populationand Migration

1.17

1.18

1.19

1.20

Overall, migration accounted for fall in the subregionQ population of55,600 people from 20@ to
2007 from the rest of England and Waled his representaround4.4% of the current population of the
area. Out migrants have moved to the South Eabe South Wesand the Eastern regian The only
net in-migration into South East Londoover this periodcame from other parts of Londoand
overseas

In recent years the UK has experienced a noticeable increase in the number of migrant workers arrivin
from overseas.In 2006/07 a total oR6,210new National Insurance numbers to ntIK nationals were
issued inSouth EastLondon This group of workers represent arou@d® of all people residing in the
subregion It should be noted that this figureelates only to employees who have received new
National Insurance numbers and does not include any of their dependents.

The majority of inmigrants intoSouth East Londoare buying their own homer renting privately

Over 30% of iamigrants and arounda quarter of out-migrant householdsare single persons (non
pensioners)and very few migrant households contain all pensioneBoth in and out migrating
households have more income when compared to all househol8sith East London

Stakeholderscommented thathousing development plays a role in stimulatingmigration if it is
suitably located. They cited the waterside apartments in Greenwich as a prime example of attracting
city workers. Whereas the more family orientated housing in Bexlieysén to opportunity to retain
households in the sub region

Householdincomes

1.21

Gross household income includes earnings, pensions, interest on savings, rent from property and state
benefits, but does not include housing benefligure2 showshow average household incomes vary
acrossSouth East Londomvith central parts of the sulbbegion generally being associated withgher
incomes and areato the North and West containing many parts with relatively low incomdisis
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 multiplekens.
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Summary of Key Findings

Figure2
Average Householthcomesby middle-level Super COSourceSouth East London Household Survey 208)7

/ i Y
/’ / . \ Sevenoaks

A\

“|:B.Croydon = { . District]

Average Household Income

B £35,800 to £80,400
B £30,700 to £35,800
@ £27,100 to £30,700
O £20,400 to £27,100
O £13,000 to £20,400

122 gtakeholders were clear that higher quality new build housiad the potential toattract and retain
higher earning households. On the other hatakeholders were cautious about the impact on an area
of a growing private rented sector especially idused large numbers ¢dwer income groups. It was
also noted that housing development with approgeanfrastructure had stimulated business start ups
in Deptford.

Current Housing Stock

12 A total 0f16.5% of householdacrossSouth East Londoreported that there was at least one serious
problem with their property. Of these, the conditions are such that the household is currently
unsuitably housed due to the problems in 7.8%
or 43,800 dwellings

16.5% of louseholds identified serious problems
with their housing across South East Londohhis is

24 Of the households experiencing serious ivalent to 43800 dwellings

disrepair,10.8% stated that they could afford
the work required and would undertake the
repairs as time permittecbr that the problem did not affect the household4.8% of households

Paged
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indicated that they were currently sang (or in the process of borrowing funds) and a furtBe® said
that their landlord was to undertake the repair but both groups expected the problem(s) to be
repaired soon.

125 13.0% of households said that they were responsible for the repairs but fefttttey would be unable
to afford the repairs (equivalent td,700 households).57.4% of household (21,950 stated that the
NBLIANB 6SNB GKSANI I yRft2NRQa NBalLRyaArAoAfAGeI o dz
if at all.

HousingTenure

126 Across the whole sulegion owner occupation forms just over half of the housing stedth around
29% rented from social landlords and 20% fromvate landlords. Hwever in Bexley and Bromley over
70%falls into the owner occupied sectorThe prgoortion of housing in thePrivate Rented sector is
highest in Lewisham, with almost 30% of the housing stock in the boraudhis category The
proportion of social rented dwellings relatively high in both Southwark (47%) and Greenwich (36%).

127 1n 2001, 42.1% of all households were owner occupiers who had a mortgage, but b§ tB@0had

fallen to 29.2% although those who own outright has risen frob8.8% t022.4% The social rented
sector hagisen slightlyfrom 26.9% t028.%% of all households arin 2001, private rent tenants formed
12.1% of all households, bty 20@ this had risen td9.64

128 This evidencés explained by iy-to-let landlords purchasing many of the properties which have come

onto the market. At a time when house price®rerising rapidly buy-to-let investorswere often able
to compete more effectively than individual householders for available properfldsegrowth in the
buy-to-let market is likely to have beem market response tonigrant workersand young employees
who are unable or unwilling to access owner occupatibant who are able to afford to pay the
necessary rentsThere has also been an increase in students living in the area.

129 The consequence ofhis is that there is a reduced supply of housing feouseholdsfor home

ownership Householdsin the private rented tenuretend to be more likely to movénome more
frequently and therefore the growth in the private rented stock is also likely to be associated with a
greater turnover of households.

130 Figure3 and Figure4 below show the change in the pportion of private rented stock across tiseib-

region from 2001 to 2008, where it is apparent that there has been a significant growth iedent
housing towards to the north and wesf the subregionand to thesouth-east In total the household
surveyindicates that privee rented stock has risen from 12% to%f the total housing stock since
2001.

131 At the stakeholder workshops Landlords called for improved liaison with the Local Aighorithey

cited problems with Local Authority placements fromethousing register.This along with concern
about Local Housing Allowance, reflected a reluctance among some landlords to accommodate
households reliant on Housing Benefit.
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Figure3 Figured
Distribution of Private Rented Housingy Middle-level Super Distribution of Private Rented Housingy Middle-level Super Output
Output Area2001(Source: UK Census of Population 2001) Area2008(SourceSouth East London Household Survey 208)7

Overcrowding and Undefccupation

133 The measure of overcrowding and undsscupancy is also calculated objectivel@vercrowding has
been estimated using the following bedroom standardneCbedroomis providedfor each of the
following groups or individual

A Each adult couple;

Each remaining adult (aged 21 or over);

Each pair of children of the same gender;
Each pair of children aged under 10;

Each remaining child that has not been paired.

> > >y >

134 Overall, a total 0#0,100 (7.3%ouseholds are currently living in overcrowded housinbile 259,065
households §2%) undefroccupy their property42%of these by two bedrooms or moreOnly 2.6% of
households irowner occupiecaccommodation were overcrowded-dowever,11.7% of thosen social
rent andover 13% of those in private rent were overcrowded.

HouseholdswWanting to Move

3% From household surveyata; 27% ofrespondentsacross South East Londmeported that they wanted
to move, with the remaining3% being content to remain in their current property-he proportion
wanting to move varied from 19% in Bexley to 36% in Lewisham.

136 Around 1@% of all household&ot just households who want to movi) South East Londomould like
to move because they fedhat their current poperty is too smalt this is as high as 15% in Lewisham
and 13% in Southwarl&round 3% of all households want to move because they dislike the area in
which they are livingpr want to move because they want a bettquality of life. These results imply
that households feeling overcrowded and seeking a larger dwelling is a key factor which is likely to
drive the housing market douth East London
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