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Section 1: Student Households

Introduction

1 Opinion Research Services (ORS) was commissioned by the local authorities in South East

London to undertake a comprehensive and integrated Strategic Housing Market Assessment
for the sub-region. The local authorities involved in the project are Bexley, Bromley,
Greenwich, Lewisham and Southwark.

12" The research was based on the analysis of 7,250 interviews conducted with households in each

of the boroughs in June 2007 and November 2008 (the Household Survey, which primarily
underwrote the housing needs and requirement modelling) coupled with secondary data.

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

South East London Strategic Housing Market Assessment 2009

Reports

Report of Key
Findings

Executive Individual LA
Core Data Report Sub-group Reports i
p group Rep Technical Report Ssummary reports

3 This document is the one of the sub-group reports for South East London. Other sub-group

reports include an analysis of the circumstances and housing requirements of older people,
people with support needs, young people, families, Black and Minority Ethnic groups, migrant
workers, public sector workers, the private rented sector, Low Cost Home Ownership,
intermediate housing, low earners and Gypsies and Travellers.

14 Other documents available include:

= Areport which focuses upon the key findings and potential policy conclusions of the
study;
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Student Households

=  Atechnical appendix covering details of the fieldwork, modelling methodology and a
summary of 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;

=  An executive summary designed to be accessible to all;

= |ndividual reports for each of the five boroughs involved in the study.

Students and South East London Housing Market

15

1.6

The relationship between students and
housing markets than in any other region. There are a considerable number of Higher
Education Institutions (HEIls), and the transport system enables places of study and residence
to be less clearly linked than in other major cities. For example SE London acts as a dormitory
for Central London HEls in that more students live there than study in the area. The nature of
the local housing market means that the largest concentrations of students are associated with
areas of private rented sector dwellings and that are mostly converted houses. The policy
implications of student accommodation are significant;

= New development of purpose built student accommodation is competing for
development sites with other forms of housing

= Private rented sector entrepreneurs are competing with existing households for existing
housing

=  Conversion of houses into flats can lead to shortages of family housing in
neighbourhoods and weaken social cohesion. This in turn can impact on local
infrastructure such as primary schools and change the nature of the local economy

= Following a decade of growth a significant fall in student numbers as a consequence of
the recession and student debt would have a severe impact on some neighbourhoods.

This is a difficult group to study. In particular the future impact on the housing market is
difficult to assess as public policy is in a state of change. This is a consequence of the economic
recession and growing concern about the long term impact of student loans. It has been
impossible to engage with the HEIs themselves in order to assess their plans for growth or
consolidation that may have an impact on housing requirements.

Policy context

17

The Mayors London Plan 2009 Consultation Daft contains important references to the
direction of travel for student accommodation.

t he
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Student accommodation and the Mayors Draft Plan 2009

1

London’s universities make a significant contri but anbn
that their attractiveness and potential growth are not compromised by inadequate provision for new student accommodation.
While there is uncertainty over future growth in the London student population and its accommodation needs even if
requirements from overseas students associated with the London Higher group of universities (the largest recent source of
demand for new accommodation), was to fall by a half, this could still approximate to a need for 20,000 —25,000 places over
the 10 years to 2021. New provision may also tend to reduce pressure on other elements of the housing stock currently
occupied by students, especially in the private rented sector. The SHLAA/HCS has identified capacity for over 17,000 student
places 2011-2021. Addressing these demands should not compromise capacity to meet the need for conventional dwellings,
especially affordable family homes, or undermine policy to secure mixed and balanced communities. This may raise particular
challenges locally, and especially in parts of inner London where almost three quarters of the capacity for new student
accommodation is concentrated. The Mayor will provide strategic support and a forum for boroughs, higher and further
educational establishments and developers to work together to address these issues (including scope for a more dispersed
distribution and different forms of provision) and to monitor future demand and capacity. Unless student accommodation is
secured through a planning agreement for occupation by members of specified educational institutions for the predominant
part of the year, it will normally be subject to the requirements of affordable housing policy (Policies 3.11-3.14). While student
accommodation is accounted as part of overall housing provision, it should be monitored separately because it meets distinct
needs.
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Characteristics of the Student Population

8 South East London has several university premises in the sub-region including London

Metropolitan University, London South Bank University, Goldsmiths University, London School
of Economics, Camberwell College of Art, University of Greenwich and Guildhall Trinity.
London based HEI although the main contribution to the housing market from these
establishments is likely to be through private accommodation, they each possess halls of
residences. Both sources of accommodation help to shape the character of South East London
and its housing market.

Figure 2
Student Halls of Residences in Sub-region (* figures derived from division by combined figure)

Residence Borough 2;::::::;” University
Sidney Webb House Southwark 450 LSE
Ewen Henderson Court Lewisham 260 Camberwell College of Art
Bernard Myers House Southwark 180* Camberwell College of Art
Julian Markham House Southwark 180* Unite
Manna Ash House Southwark 180* Shaftesbury Student Housing
Brooke Hall Southwark 180* Camberwell College of Art
Great Dover Street Apartments Southwark 769 Kings College
Kings College Hall Southwark 472 Kings College
Wolfson House Southwark 268 Kings College
Stamford Street Apartments Lambeth 552 Kings College
Brian Creamer House Lambeth 69 Kings College
The Rectory Lambeth 28 Kings College
London South Bank Residences Southwark 1400 London South Bank University
Loring Hall Lewisham 400 Goldsmiths University
Chesterman House Lewisham 100 Goldsmiths University
Dean House Lewisham 100 Goldsmiths University
Batavia Mews Lewisham 110 Goldsmiths University
Surrey House Lewisham 104 Goldsmiths University
Raymont Hall Lewisham 135 Goldsmiths University
Cutty Sark Greenwich 231 University of Greenwich
Devonport House (post grad) Greenwich 125 University of Greenwich
Macmillan Greenwich/Lewisham 900 Uity ol @i/ Quli ]

Trinity
9 Figure 2 shows that there are around 7,193 places for students living in halls of residence in
South East London, most of which are in Southwark. It is also interesting to note that the
dynamics of the area are such that Kings College, with its campus in Southwark (Kings College
Hall), has many students in halls in neighbouring Lambeth. A further characteristic is that with
the growth of halls of residence being provided by the private sector, halls are not necessarily
occupied by students of a single university. This is particularly the situation at University of
Greenwich (Greenwich campus) and Guildhall Trinity.
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1.10

111

1.12

1.13

The household survey, which does not cover halls of residence, found that 1.6% of all
households in South East London are made up entirely of students. This equates to 8,677
households across the sub-region.

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.

If we only analyse dwellings occupied by students, it is the case that 6,064 dwellings (1.1%)
contain students. Therefore, many of the dwellings contain more than one student
households within them.

Figure 3 shows the proportion of student households that live in each borough. Southwark has
the highest proportion of students at 4.1% of their total households while Bromley has the
lowest proportion at only 0.3% of their total households. It is the case that while Southwark
contains over 5,000 student households, these household occupy only 2,735 dwellings. This is
almost exactly the number of dwellings which have council tax exemption for containing
students in Southwark. This implies that a large number of the dwellings containing student
households in Southwark have some form of sub-division within them which sees the students
living as separate households.

Figure 3

Student Households by Borough in South East London (Source: South East London Household Survey 2007-08)

No. Student Number of dwellings

Borough % of total households % of total dwellings

Households occupied

Bexley 312 0.3% 312 0.3%
Bromley 293 0.2% 293 0.2%
Greenwich 599 0.6% 349 0.4%
Lewisham 2,440 2.1% 2,375 2.2%
Southwark 5,033 4.1% 2,735 2.4%
South East London Total 8,677 1.6% 6,064 1.1%

1.14

A crude estimate of the total number of student households of South East London is therefore
approximately 16,000 (7,193 plus 8,677), however this is less than the number of students
resident in the area as some will live in non student households (e.g. with parents or those that
have their own place). The South East London SHMA core data report shows that using the
population of South East London 2007 mid-year population estimates that there are
approximately 80,000 people in the age group 20-24yrs. Although this does not coincide with
the typical age of undergraduate students in Higher Education Institutions (HEI) - (18-22 yrs) it
nevertheless allows us to approximate that around a fifth of the population in the 20-24 yr age
group are students in Higher Education.
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115 Almost two thirds third of student households contain just one person (65%) compared to 18%
of all households, and a further 30% contain a group of adults, compared to only 14% of all

households. It is noteworthy that much of this is driven by the situation in Southwark where

dwellings which contain more than one student are classified as multi-household dwellings

formed from single persons.

Figure 4
Household Type for Student Households 2008 (Source: South East
London Household Survey 2007-08.)

Group of
adults
29.9%

Single
person
64.6%

Adult \/
4.1%

Lone
parent
1.4%

1.16

Figure 5
Household Type for All Households 2008 (Source: South East
London Household Survey 2007-08.)

Single
All person
pensioner 18.3%
Group of 21.3% /
adults
with
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2.0% \~ Lone
- 4/ parent
Group of 10.7%
adults
14.4%
Adult Adult
couple couple
with 14.6%
children

18.6%

Figure 6 and Figure 7 show the age distribution for both the student population and the whole

population. It is clear that the student population is much younger than the general
population, with 40% being aged 17-21 years or less and over a further 39% being aged 22-26
years. Only 2.5% of the student population is aged over 40 years. In contrast 17-26 year olds
make up only 8% of the total population and those aged over 40 years make up 61%.

Figure 6

Age Distribution of Respondents for Student Households 2008 (Source:

South East London Household Survey 2007-08.)

Over 40
years

32-40 years
2.5%

9.4% /’

27-31years
0.3% \ ‘

22-26 years /

38.7%

17-21years
40.1%

117

Figure 7
Age Distribution of Respondents for All Households 2008 (Source:
South East London Household Survey 2007-08)
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/
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Figure 8 overleaf shows how the ethnicity of student households compares with the overall

population. It can be seen that White British students make up a smaller share of the student

population than they do of the whole population with only around 47% of student households
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being White British.

Conversely the Black ethnic group makes up a significantly higher

proportion of student households (25%) than its share of the total population (9%). Students

from all other ethnic groups make up around the same share as they do across the entire

population.

Figure 8
Ethnic Group of Respondent for Student Households (Source: South East London Household Survey 2007-2008)

| |
White

British

Other
White

Mixed
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Black

Other

0% 10% 20%

® Student Households

1.18

30%

40% 50% 60%

H All Households

Figure 9 and Figure 10 detail household income for student and all households where it is

apparent that student households have significantly lower levels of household income than the
population as a whole with 27% earning below £5,000 and a further 38.5% earning between
£5,000 and £10,000 across the entire household compared to 26.6% for all households earning
up to £10,000. However around 14% of student households have incomes of over £20,000
suggesting that a significant proportion of the student population are in employment.

Figure 9
Household Income for Student Households 2008 (Source: South East
London Household Survey 2007-08)

£30,000- £40,000 -
£20,000-  £40,000 £610‘,‘(3/00
£30,000 0.9% e Less than
11.6% £5,000
27.0%
£15,000 -
£20,000 \
6.2%
£10,000 -
£15,000
14.4%

38.5%

Figure 10
Household Income for All Households 2008 (Source: South East
London Household Survey 2007-08)

Less than
£60,000 or £5,000
more 7.7%
14.9%
\
£5,000 -
£10,000
£40,000 - 18.9%
£60,000
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£40,000 11.0%
9.1% £15,000 -
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£30,000 9.0%
15.2%
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Property Types Occupied

119 Figure 11 overleaf and Figure 12 overleaf show how property type varies for student
households and all households. Around 77% of students live either in a purpose built flat or in
a flat that is part of a converted dwelling, which is significantly higher than for the whole
population. In particular student households are more than twice as likely than the general
population to be living in a converted dwelling. Very few students live in detached or semi-
detached properties.

Figure 11 Figure 12
Property Type for Student Households 2008 (Source: South East London Property Type for All Households 2008 (Source: South East London
Household Survey 2007-08.) Household Survey 2007-08.)
Semi- c d Detached
t
Detached detached onverte 6.4%

Dwelling

0.0% 5.8%

12.5%

Converted
Dwelling Terraced .
31.5% 17.3% Semi-
\ detached
21.0%
Purpose
Built Flat
32.5%
Purpose \_Terraced
Built Flat 27.6%
45.4%

120 Figure 13 and Figure 14 show how the tenure of student households compares with that of the

whole population of South East London. As with property type, the tenure split is markedly
different with over 85% of student households living in private rented accommodation
compared to less than 20% of the whole population. However, 10% of the student population
of South East London live in the social rented sector. This again is consistent with records from
Southwark which indicate a significant number of social rented properties have council tax
exemptions due to them containing students.
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Figure 13 Figure 14
Housing Tenure for Student Households 2008 (Source: South East Housing Tenure for All Households 2008 (Source: South East London
London Household Survey 2007-08. Note: Owned with a mortgage Household Survey 2007-08. Note: Owned with a mortgage includes
includes shared ownership) shared ownership)
Owned
Owr'med with a Owned
outright mortgage Private outright
0.0% 4.5% Rent 22.4%
_\ . 19.6%
Social rent
10.3%

Social rent _—"
28.9%
Owned
Private rent witha
85.2% mortgage
29.2%

Problems with Condition of Stock

121 A total of 17.8% of households across South East London reported that there was at least one
serious problem with their property, this increases to 22.4% for student households. The most
common problems in student houses are heating and plumbing problems, damp penetration
or condensation and window repairs.

122 The majority of student households are satisfied with their current home with around 83%
being at least fairly satisfied. However this is lower than for all households (89%) and only 27%
are very satisfied.

Figure 15 Figure 16
Satisfaction with Home for Student Households 2008 (Source: South East Satisfaction with Home for All Households 2008 (Source: South East
London Household Survey 2007-08.) London Household Survey 2007-08.)
Fairl Fairl
di . y. Very . al'r y. . Ve.ry.
issatisfied dissatisfied dissatisfied  dissatisfied
Neither 5.1% 1% Very Ne.ith.er 3.7% 3.4%
satisfied satisfied satisfied /—
nor 26.8% . n<?r )
dissatisfied d'ssat':f'e"d
10.3% 3.9%
Very
satisfied
55.1%
Fairly
satisfied
34.0%

Fairly_/

satisfied
55.8%

Page 12



Student Households

Overcrowding and Under-occupation

1.23

Under or over occupation of properties is important in assessing housing need. The majority

(84%) of student households feel they have about the right number of rooms for their needs

and 15% feel they have too few rooms. This compares to just under 20% for all households.

Less than 1% of student households feel they have too many rooms (Figure 17 and Figure 18).

Figure 17
Two Many/ Too Few Rooms for Student Households 2008 (Source:
South East London Household Survey 2007-08)

Too many
rooms
0.8%

Too few
rooms
15.2%

About the

Figure 18
Too Many/ Too Few Rooms for All Households 2008 (Source: South
East London Household Survey 2007-08)

Too many
rooms
4.4%

Too few
rooms
19.8%

- About the
right
number of
rooms
75.9%

A total of 7.3% of all households across South East London live in overcrowded conditions.

Figure 19 and Figure 20 show that, despite fewer feeling that they had two few rooms, student
households are more likely than the population as whole to be overcrowded with this being

right
number of
rooms
84.0%
1.24
the case for 11.7% of student households.
Figure 19

Overcrowding for Student Households 2008 (Source: South East London

Household Survey 2007-08)

Over-
crowded
11.7%

Not over-
crowded
88.3%
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Figure 20
Overcrowding Home for All Households2008 (Source: South East
London Household Survey 2007-08)
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Student Households

12 student households are significantly less likely to be under-occupying their property with only
15% of all student households having one or more rooms more than they need when assessed
against the CLG bedroom standard (Figure 21). This compares to 56% of all households (Figure

22).
Figure 21 Figure 22
Under-occupation for Student Households 2008 (Source: South East Under-occupation for All Households 2008 (Source: South East
London Household Survey 2007-08) London Household Survey 2007-08)
Under-
occupying
14.7%
Under-
Not Under- occupying
occupying 55.7%
44.3% -
Not Under-
occupying

85.3%

Unsuitably Housed

126 Over 29% of student households are living in housing that is unsuitable for their needs; this is
higher than for the population as a whole (23%). The main reasons for the unsuitability of the
current home are overcrowding and the condition of the property.

Figure 23 Figure 24
Unsuitably Housed for Student Households 2008 (Source: South East Unsuitably Housed for All Households 2008 (Source: South East
London Household Survey 2007-08) London Household Survey 2007-08)
Unsuitably
Housed
22.8%
Unsuitably
Housed
/_29.3%
Not
Unsuitably
Housed Not
70.7% Unsuitably
Housed
77.2%
1.27

When asked if they would like to move, a relatively high proportion (37%) of student
households want to move compared to only 25.9% of all households who want to move,
reflecting the increased turnover experienced in student households.
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Health Problems

1.28

Only around 10% of student households contain at least one person who is suffering from a
health problem which is significantly lower than for all households (27.3%). This is likely to
reflect the relative youth of the student population.

Figure 25 Figure 26
Proportion suffering from a health problem for Student Households Proportion Suffering from a Health Problem for All Households
2008 (Source: South East London Household Survey 2007-08) 2008 (Source: South East London Household Survey 2007-08)
Health
ea Health
Problem Problem
10.1%
0 /27.3%
No Health
No Health Problem
Problem 72.7%

89.9%

Future Trajectory

1.29

1.30

1.31

During the last decade there has been a considerable growth in students attending Higher
Education Institutions (HEI). According to the HESA (Higher Education Statistics Agency)
website total student numbers have risen from 1.8m in 1997/8 to 2.3m in 2007/8. The private
sector has responded to the accommodation needs of additional student numbers through the
provision of new purpose built Halls of Residence and the traditional housing in the private
rented sector.

It is very uncertain how these numbers will change. This is due to a range of factors including
the current UK budget deficit and the level of student contributions and short term uncertain
prospects for the labour market. On the other hand Government has sought to create
additional HEI places to mitigate growing unemployment figures. Growth in student numbers
does not necessarily result in growth in accommodation numbers if students elect to attend
HEIs closer to their existing accommodation and there is a powerful economic incentive for this
to occur on a larger scale. It is unlikely that this trajectory will become clear until after the
2010 general election.

However at this time there is considerable growth in the number of international students
attending UK HEls. According to a recent study by Universities UK, there has been a 48%
increase in the number of international students between the year 2000 and 2006. In
2007/08, 229,640 students came from outside the European Union, compared with 117,290 in
1998/99. China remained the "most significant" provider of students to the UK. A total of
19,385 Chinese students enrolled on first degree courses in the UK and 21,990 took up places
for post-graduate study.
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32 1t has not been possible to determine the extent to which this trend has applied to London

Institutions but it is likely that much of the increase has focussed on London due to its role as a
global city.

133 As part of our consultation with stakeholders we have had extended discussions with

consultants specialising in the HEI field. We are advised that Universities will have an Estates
Strategy. These would shed further light on the issues and options for student accommodation
in the scenarios envisaged by their corporate planning. However, these documents are
unpublished and requests for them from a number of institutions have been ignored.

Summary

134 The Household Survey found that 1.6% of all households in South East London contain only

students. If we only analyse dwellings occupied by students, it is the case that 6,064 dwellings
(1.1%) contain students. Therefore, many of the dwellings contain more than one student
households within them. Southwark has the highest proportion of students at 4.1% of the
total while Bromley has the lowest at 0.3%.

A smaller share of the student population in the sub-region fall into the White British ethnic

category than in the South East population as a whole. They make up around 47% of the
student population compared to 25% from Bl ack
9% share of the overall population.

3¢ student households have significantly lower levels of household income than the population as

a whole with 27% earning below £5,000 and a further 38.5% earning between £5000 and
£10,000 across the entire household compared to 26.6% for all households earning up to
£1,000. However around 14% of student households have incomes of over £20,000,
suggesting that a significant proportion of the student population is in employment.

137 85% of students in the sub-region live in private rented accommodation compared to less than

20% of the whole population. It is worth noting also that 10% of the student population is in
social rented accommodation.

22.4% of student households reported at least one serious problem with their property,
compared to 17.8% for the sub-region. The most common problems for students are heating
and plumbing problems, damp penetration or condensation and window repairs.

139 Student households are more likely to live in overcrowded conditions than the general

population. This is the case for 11.7% of student households compared to 7.3% for the whole
population.

140 29% of student households are unsuitably housed. The main reasons for this are overcrowding

and the condition of the property.

141 1t is disappointing that it has proved impossible to discuss future trajectories with the HIEs and

this issue might usefully be the subject of further work, possibly involving the GLA.

Page 16



