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Foreword
Structure of the report
This report addresses a wide range of housing issues. The work represents the second stage of a
two stage project. The first stage involved the establishment of a common basis of Housing Needs
Assessments (HNAs) for the four whole and three part district/unitary council areas covered by the
study. Three of the HNAs are new: Peterborough, Rutland and South Holland. All of them are
reviewed in Chapter 10 of this report, but reference can be made to the full reports for more detail.
The report is divided into sections. The logic for the sections derives from the Brief for the work and
Government Guidance as well as the need for a logical explanation of the work. At the start of each
section the chapter titles and short summary of content are listed, in order to assist the reader to
gain a quick overview of the detailed contents. A more substantial overview is provided in the
Executive Summary.
The next page of this report provides a summary list of the chapters. Detailed contents of each
chapter are presented after the Glossary, at the end of the report. These can be used as an index
when seeking further information on a given topic.
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Note regarding maps
The report contains a series of maps, usually showing information from the 2001 Census at ward
level. These are expressed in relative, and not absolute terms. For example if there are 4 divisions
to show a characteristic, most of the variation may be within only a third of the range, so the maps
would be almost all one shade unless the divisions are varied to show the main distinctions. This
rule applies to all maps unless otherwise stated.
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SECT IO N A: BACKG RO UND T O T HE ASSESSM ENT

SECTION A: BACKGROUND TO THE
ASSESSMENT
This Section provides key background information about the assessment and the local policy
context. The Section contains three chapters:
Chapter 1 – Introduction to the SHMA
Provides a brief overview of the research process including a discussion of the various sources of
data and information which have been utilised to provide the necessary evidence base and
ultimately a range of policy recommendations.

Chapter 2 – The policy context
Examines the regional policy context and trends. The HMA lies in two Government regions and so
this adds some complexity to the policy situation.

Chapter 3 – The Sub-Regional Housing Market Area
This chapter looks at the Peterborough Housing Market Area. This includes defining the area
(particularly where the areas targeted by the HMA are only a section of each of the respective
authorities) as well as discussing sub-areas within the HMA.
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1. Introduction to the SHMA
Overview
1.1

Fordham Research was commissioned in January 2007 to conduct a Strategic Housing
Market Assessment (SHMA) for the Peterborough Sub-Regional Housing Market
Assessment Group (the Group). The evidence provided is required to inform appropriate
policy responses to housing need and demand. The group was set up in response to the
identification of a housing market sub-region based around Peterborough, following work
by DTZ Pieda.

1.2

The Steering Group consists of four local housing authorities – Peterborough City Council,
South Holland District Council, South Kesteven District Council and Rutland County
Council, and representatives from Huntingdonshire District Council, Fenland District
Council and East Northamptonshire Council. There are also representatives from the
Housing Corporation, Cambridgeshire, East Midlands Regional Assembly and Lincolnshire
County Council.

1.3

The report follows the general structure of the CLG Strategic Housing Market Assessment
Guidance of March/August 2007 (the Guide). In addition the research carried out is mindful
of the requirements of PPS3 and also PPS12 in ensuring that all necessary outputs are
provided and that such outputs pass the prescribed tests of soundness.

1.4

A SHMA is more than just a written document and CLG is clear that such research should
be able to be monitored and updated. We have therefore provided towards the end of this
document a ‘pro-forma’ which lists a number of important pieces of information which can
be readily updated to provide on-going evidence about the local housing market.

The Housing Market Partnership and stakeholder involvement
1.5

In line with the Guide this project has been carried out under the supervision of a Steering
Group made up of Council officers from a range of backgrounds including housing and
planning.

1.6

In addition, a number of other organisations were involved in the project through
participation at stakeholder events. These organisations included developers, Registered
Social Landlords (RSLs), estate/letting agents and voluntary agencies as well as Council
members and officers.
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1.7

The CLG Guidance makes clear the importance of the involvement of stakeholders
throughout the course of the process. The following describes the process as part of the
Peterborough SHMA.

1.8

The authorities in the Peterborough Sub-Region set up a project Steering Group that
consisted of a range of officers and external agencies that specialise in a wide range of
areas. This group oversaw the SHMA process. In addition, a smaller working group was
established in order to deal with the day-to-day running of the Strategic Housing Market
Assessment.

1.9

Initial stakeholder events were held in April and May 2007 to introduce the study and to
allow stakeholders to highlight any initial areas of interest and concern. These events
produced a lively and engaging debate that helped to shape the direction of this project.

1.10

In order to try to engage with as many stakeholders as possible, a newsletter was produced
following this event which provided a summary of the event and invited people to contact
the Project Manger at Fordham Research to discuss or provide further comment or
information on the wide range of topics covered.

1.11

As part of the stakeholder work, discussions were held with estate and letting agencies to
ensure that a full and detailed understanding was gathered from those working at the
forefront of moves within the housing market. The information gained during this process
was invaluable in providing up to date information on what is essentially a very fast moving
market.

The research process
1.12

The research was designed to meet the requirements of both the Partnership’s brief and
the CLG guide. In addition as the project evolved and stakeholder involvement became
more detailed additional areas of interest were suggested and explored. The brief for the
project was made available around the time that PPS3 was published but slightly before
publication of the formal SHMA guidance.

1.13

The Brief contained a general set of requirements, and then specific requirements for the
study area. The general requirements included:
•
•
•
•
•
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An overview of the demographic characteristics of the population
A description of housing demand and cost
An assessment of the likely affordability of local housing
A check ‘balance’ in the sub-regional housing market
Data informing each Council of housing needs in its area
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1.14

In the context of the Brief and the Guidance requirements the report has been structured to
follow the four broad stages in the Practice Guidance. These are:
•
•

The current housing market
The future housing market

•
•

Housing need
Housing requirements of specific household groups

1.15

Overall, the research process was highly interactive with feedback from both the Steering
Group and stakeholders sought throughout the project. The consultation in general went
well and encouraged participation from a wider range of groups than would have been
typical in previous Housing Needs Assessments. It is hoped that the level of interaction with
stakeholders will have increased the understanding of the results and ultimately improved
communication between different parties.

1.16

Since a SHMA is designed to be an ongoing process, we recommend that the Steering
Group continue and build on the relationships developed as part of the SHMA to ensure the
involvement of a wide range of agencies in developing further understanding of the
Peterborough sub-regional housing market. We recommend that the Group engages with
key agencies and house builders through regular meetings and sharing of information.

What is a SHMA?
1.17

A Strategic Housing Market Assessment (SHMA) is a new idea. Government guidance has
for some time, before formal publication of PPS3: Housing (November 2006), been moving
towards the view that the ‘evidence base’ required for the good planning of an area should
be the product of a process, rather than a technical exercise. Moreover the process should
not be restricted, as before, simply to the need for affordable housing but should cover all
tenures (market, intermediate and affordable).

1.18

The general principles of the SHMA process are established through Figure 1.2 of the
Practice Guidance (published in March and August 2007). They are:
i)

Involvement of a group of local authorities representing a meaningful market area.

ii)

A process in which key stakeholders are involved in the production of the evidence
as well as being consumers of it.

iii)

Inclusion in the process of all tenures of housing, not just the affordable ones, as in
the old Housing Needs Surveys (HNS).

iv)

Higher standards of quality: the tests of rigour are more strict than before.
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PPS3: Housing (November 2006)
1.19

PPS3 is a striking document, which puts the role of the ‘evidence base’ provided by the
SHMA in a much more prominent role than ever before. It also contains much more specific
and challenging requirements for the evidence base, as can be seen from the following
summary extracts:

1.20

Para 22 of the PPS3 says:
‘based on the findings of the Strategic Housing Market Assessment and other local
evidence, Local Planning Authorities should set out in Local Development Documents:

1.21

(i)

The likely overall proportions of households that require market or affordable
housing, for example, x% market housing and y% affordable housing

(ii)

The likely profile of household types requiring market housing e.g. multiperson, including families and children (x %), single persons (y %), couples (z
%)

(iii)

The size and type of affordable housing required’

None of these requirements was in previous detailed Guidance: only a part of item (iii) was
stated in it (Circular 6/98). The PPS3 is also much more demanding as to the role of
stakeholders such as developers. In paragraph 23 it says:
‘Developers should put forward proposals for market housing which reflect demand
and the profile of households requiring market housing, in order to sustain mixed
communities’.

1.22

This helps to explain the existence of the middle one of the three key requirements of
paragraph 22 of PPS3 quoted above. Clearly both the Steering Group and developers
need to be aware of the likely pattern of demand from different types of households.

1.23

The following table provides a set of key terms and references used in the SHMA. The
Glossary at the end of this report provides a more comprehensive list of all specialist terms
used.
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Table 1.1 Key acronyms and concepts defined in HMA & PPS3 Guidance
Concept

Description

SHMA

Strategic Housing Market Assessment: one that involves all tenures and is set in a
stakeholder process that produces results for a given set of market and sub-market areas

HMA

Housing Market Area. There is no single definition available for an HMA. The issue is
discussed in Chapter 3 of this report

Guidance

The key reference is PPS3 of November 2006, as quoted above, which is supported by
Practice Guidance explaining a detailed approach to producing an SHMA, which was
published in March 2007 (Version 1) and July 2007 (Version 2). The versions are very little
different

Stakeholder
involvement

Stakeholders are defined as various interest groups with a central interest in the housing
market. They include public officials, specialist quasi public and voluntary bodies concerned
with housing (e.g. Housing Associations (RSLs) and private sector bodies such as house
builders, private landlords, estate and letting agents). The Guidance does not identify the
general public as a stakeholder, but clearly the public has a keen interest in this topic, and this
SHMA has sought to involve the public as appropriate

All tenure
approach

A key feature of the CLG approach in PPS3 is that all tenures should be covered. This means
that the former Housing Needs Surveys (HNS) which focused on a technical analysis of the
need for affordable housing, has been subsumed in a much wider and less technical process

Evidence base

PPS3 gives the evidence base, of which this SHMA is a key part, a central role in determining
policy. This give more responsibility to the process and documentary results of it, but also
more scope for it to affect such figures as the Regional Spatial Strategy (RSS) target, which
historically has been ‘top down’ from higher levels of government, but which is now becoming
more of a compromise between local ‘bottom up’ evidence and ‘top down’ direction

RSS

Regional Spatial Strategy: a statutory document which sets out both the overall housing
numbers to be built and also the affordable proportions for a given region. The RSS is
consulted upon so that the local views and the local evidence base of the SHMA is a part of
the process

LDF

Local Development Framework: this is the planning structure within which sites for
development and other infrastructure improvements are programmed. It includes the locally
detailed translations of the overall RSS targets

RHS

Regional Housing Strategy: this is the non-statutory companion of the RSS, addressing
specifically housing issues
Source: Fordham Research Peterborough sub-regional SHMA 2007

1.24

The following specific elements of research technology have been developed by Fordham
Research to meet the SHMA agenda.
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Table 1.2 Fordham Research concepts for PPS3 outputs
Technique

What it does

PPS3 outputs

1. Annual Flows: a standardised
three year average of flows of
household types into, out of and
within a housing (sub) market.

Illustrates the character of a market.
What are the flows of newly forming
households like? How far are existing
households attracted to the area, or is
there a net out-migration?

The second of the three
requirements in Para 22 of
PPS3. The Census can
produce some but not all of
the PPS3 outputs.

2. Financial Capacity: income +
equity + savings.

Financial capacity indicates what
households can afford. Some 70% of
households have equity now. Equity is
on average more important than income
in the overall ‘ability to buy’.

All three of the Para 22/23
outputs require the use of
financial capacity to
produce robust results.

3. Balance (of housing markets).
This is a term introduced by the
Audit Commission in the early part
of this century. However no
technique was produced for
measuring it.

Fordham Research has developed a
method of assessment (the Balancing
Housing Markets model (BHM). This
uses a range of quantitative and
qualitative inputs to indicate what extra
housing is required to move a given
market towards balance.

The BHM outputs produce
all the information required
by para 22 of PPS3. The
separate technical analysis
of housing need produces
supplementary information.

4. Rungs in the housing ladder.
Assessment of the weekly costs of
all tenures and types of housing.

The graph shows entry points to
different levels of the market. It
indicates the cost thresholds on a
consistent basis.

It indicates what types of
new housing best assist
households ‘climbing the
housing ladder’. Important
for assisting house builders
to meet the requirements of
para 23.

5. Usefully affordable intermediate
housing. Its price is the mid point
of the gap between social rent and
market housing (the intermediate
range defined in PPS3).

Provision of intermediate housing at the
usefully affordable point will assist those
in intermediate need. If provided only at
the top end of that range, which is
‘technically intermediate affordable
housing’, it will not. Most of the
households in intermediate need are
around the middle and lower end of the
intermediate range.
Source: Fordham Research 2007

Helps achievement of PPS3
balanced markets by
providing a rung in the
housing ladder.

1.25
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These two tables provide a set of key definitions and terms which should assist in
understanding the report’s content.

1 . In t r o d u c t io n t o t h e SHM A

Data sources
1.26

A range of data sources were consulted during this project to ensure that the most reliable
data was used for analysis. In addition to the use of data, information was gleaned from a
number of important publications and through discussions with local stakeholders. Below
we provide a brief summary of the main sources of information:

1.27

Secondary data – there are a range of data sources already available at the local, regional
and national level which provide a good background to the housing market and how it is
changing. Data sources considered in analysis include Land Registry data, the 2001
Census, the Annual Survey of Hours and Earnings, HSSA data and published
household/population projections.

1.28

Primary data – in addition to studying secondary data sources it was felt necessary to
conduct a local household survey for three authorities where the most recent housing
needs survey information was out-of-date. The survey data allowed many of the ‘gaps’ in
secondary data to be overcome. Most notably the survey data found out in some detail
households future demands and aspirations and studied this data along with financial data
on a household-by household basis. The results from the surveys have been provided to
each of the relevant councils in separate reports although key findings are reflected in this
document.

1.29

It is important to note that the primary data gathered for this study (for Peterborough, South
Holland and Rutland) was supplemented by data from recent surveys for South Kesteven
and parts of East Northants, Huntingdonshire and Fenland districts (collectively labelled the
‘Southern Fringe’). The precise coverage of parts of districts is set out in Chapter 3 below.

1.30

Estate agent information – a key part of the project was a series of face-to-face interviews
with estate/letting agents and developers active in the local area. These interviews
discussed the dynamics of the housing market (e.g. what types of households are seeking
properties) and provided a good overview of what has actually been happening locally. The
interviews were supplemented by an internet property/rent price search to establish the
costs of housing in the local area.

1.31

Stakeholder/Steering Group meetings – Throughout the project a number of meetings and
events were carried out. These helped to shape the project and ensured that we were
always aware of any developments. The Steering Group meetings were largely designed to
discuss progress whilst the stakeholder events were used to disseminate information and
to encourage feedback.
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This report
1.32

This report is supported by Housing Needs Survey reports for all six district councils
involved (three of them carried out as part of the present contract and three of which have
recently been updated) as well as appendices.

1.33

It reflects the process required by the Guidance and contains the outputs which it demands.

Summary

i)

The SHMA has been conducted in line with the most recent government guidance (as
contained in CLG SHMA Practice Guidance and PPS3.

ii)

A key feature of this is the involvement of stakeholders who are able to provide detailed
insight into the local housing market.

iii)

A range of information sources have been used as part of the process including:
secondary data, household surveys and interviews with local estate and letting agents.

iv)

Finally, the SHMA should be seen as an ongoing process with key data monitored into
the future to see the ‘direction’ in which the housing market is moving.
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2. National and regional policy and
background information
Introduction
2.1

This chapter provides information on the national and regional background. The HMA is
particularly interesting as it is almost unique in containing substantial parts of two
Government Regions, each of which has a quite different approach to new house building.
This is outlined in what follows.

2.2

Also in this chapter is a general background on housing; this material is then followed up in
the more detailed chapters in the next section, which link the regional to the local data.

A. Policy background
2.3

2.4

This part of the chapter provides a regional policy context for the SHMA by summarising a
wide range of relevant documentation. However, it is important to note that the four full
housing authority areas and three part district areas straddle two adjacent regions (East
Midlands and East of England) as below:
•
•
•
•

Peterborough: East of England
South Kesteven: East Midlands
Rutland: East Midlands
South Holland: East Midlands

•
•
•

East Northamptonshire (part): East Midlands
Huntingdonshire (part): East of England
Fenland (part): East of England

The Regional Assembles for both regions (EERA and EMRA), and their respective
Government Offices (GOEM and GOEE), have produced a considerable amount of relevant
contextual material (including Regional Spatial Strategies which are still in the process of
being adopted). As such, one key aim of this section is to highlight relevant policy
similarities and differences between the regions.

The Regions
2.5

It is important to note that there are some differences in terms of the demographic, social
and economic profiles of the regions that may impact on housing strategies and polices.
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2.6

The East Midlands Regional Housing Strategy (2004) describes the East Midlands as a
large and diverse region. It has a population of just under 4.2 million with a distinctive
“polycentric” settlement structure based on the three major national cities of Derby,
Leicester and Nottingham and the regional centres of Lincoln and Northampton. In the
present context, Grantham and Spalding are designated as sub-regional centres.

2.7

Around 40% of the population live in towns and villages of less than 10,000 people which
also makes the East Midlands one of the more rural regions in England. The East Midlands
is strongly influenced by the proximity of major urban centres in adjacent regions, most
notably, the conurbations of the West Midlands, the North West and South Yorkshire, and
to the South, the expanding cities of Milton Keynes and Peterborough (EMRA, 2004:15).

2.8

In contrast, according to the Regional Economic Strategy for the East of England (2004),
the East of England is one of the largest and most diverse regions in the UK and comprises
the six counties of Bedfordshire, Cambridgeshire, Essex, Hertfordshire, Norfolk and Suffolk.

2.9

It is the second largest region in England with an area of 19,110 sq km. Compared to other
English regions; there are fewer large cities and no obvious regional capital. The region has
a significant rural landscape, and is home to around a fifth of England’s market towns.
(EERA, 2004: 8)

Regional Spatial Strategies
East Midlands
2.10

The draft Regional Spatial Strategy for the East Midlands (also known as the draft Regional
Plan or draft RSS8) was placed on deposit on 28 September 2006. Policy 14 of Draft
RSS8 proposed regional housing provision of 20,418 dwellings per year for 2001-26
(510,450 in total). The figures for the three local authorities in Peterborough HMA are set
out in Table 2.1

2.11

Draft RSS8 was considered by an Examination in Public in May-July 2007. The Panel
Report resulting from this was published on 28 November 2007. This recommended that
the overall housing numbers proposed in draft RSS8 should be increased. In the
Peterborough (partial) HMA, however, the figures for South Holland would be limited to
existing planned commitments pending a coastal strategy, reflecting concerns about
coastal flooding, and those for South Kesteven and Rutland would remain unchanged.

2.12

The Panel Report does not amend draft RSS8 directly, but makes recommendations to the
Secretary of State who will then consider them. Her proposals are then expected to be
published in the spring of 2008 and will be subject to further consultation before RSS8 is
finalised.
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East of England
2.13

In the same way as for the East Midlands, the East of England Regional Assembly
published a draft RSS in December 2004. The Examination in Public took place from
November to March 2006, and the Panel Report was published on 19th June 2006.

2.14

The main implication for this report is the figure for Peterborough. The figures for
Huntingdonshire and Fenland are of some relevance, but since only a small percentage of
those districts lies within the Peterborough HMA, and since the RSS does not specify
allocations at sub-district level, it is not possible to infer anything about new housing
development in the Peterborough HMA, parts of Huntingdonshire and Fenland from these
regional documents.

2.15

In relation to its upward revision of the total regional newbuild proposal to 505,500 (as
compared with the Draft RSS’s 478,000) the Panel said:
‘To go beyond that at this stage would merely involve adding unrealistic numbers to
the regional housing total without any real prospect of delivery. We believe this
proposal is robust and achievable, and can be delivered without a strategically
significant breach of the environmental limits, or unacceptable harm, provided all
development is carried out in accordance with the draft Plan’s strategy for sustainable
development , modified as were proposed. Nevertheless, delivering this level of
provisions will pose a challenge requiring strong positive commitment not only from
the development industry but also from local planning authorities and from
Government in funding infrastructure provision and other support’.

2.16

The language of the quoted paragraph suggests that although this level of development is
deliverable, it will require the best outcomes to be achieved all round.

2.17

In 2007 the ‘Secretary of State’s proposed changes and further proposed changes to the
Draft Revision to the Regional Spatial Strategy for the East of England’ was published, with
the final version promised in early 2008. The title just quoted suggests the fairly lengthy
process of nearing a final version. In a table in para 5.6 of the Proposed Changes the
following overall figures are stated:
i)

The target for 2001 to 2021 remains at 508,000 as the EIP Panel had proposed, of
which 402,450 remain to be built, at a rate of some 27,000 per annum (compared
with the 21,000 which is the annual rate for the first six years of the century). Hence
it appears to be quite a demanding overall rate.

ii)

The total figure for Peterborough is 25,000 for 2001-21, and represents an annual
required rate of 1,420, which compares with an annual rate of achieved newbuild of
730 per annum for the period 2001-2006.
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2.18

The figures are stated as minima; the phrase ‘at least’ prefaces the mention of 508,000 in
draft Policy H1 of the draft RSS in the latest proposals.

Housing Strategies
East of England
2.19

The East of England’s Regional Housing Strategy (RHS) 2005-2010 suggests that the
region requires a total of 508,000 dwellings over the period 2001–2021. This indicates an
annual average rate of completion of 25,400 net additional dwellings each year (EERA,
2005: 4). As discussed below, this leads to some problems, as the East Midlands region
has adjusted its projections to a 2026 end date.

2.20

It suggests that eleven thousand of these additional dwellings will probably need to be
‘affordable‘, i.e. benefiting from some form of subsidy to reduce their cost to the consumer
to significantly below the market price. Importantly, the RHS recognises that on the basis of
current practice, the volume of subsidy required will certainly be much greater than what is
likely to be available from public expenditure (EERA, 2005: 4).

2.21

As such, the RHS proposes a series of measures aimed at reducing land and construction
costs, reducing average subsidy requirements, and maximising the public investment
resources available (EERA, 2005: 4).

2.22

However, the RHS acknowledges that the delivery of this scale of housing is dependent
upon the timely delivery of infrastructure and job growth and that the housing completions,
infrastructure delivery, job creation and other economic and demographic factors will
require close monitoring (EERA, 2005: 4).

2.23

In response, EERA argues that partnership is an important theme in ensuring the required
delivery of new housing, and a partnering approach is recommended in planning and
managing the supply-chain of new housing schemes across the Region which will provide
the volume of schemes required. Together with training and similar measures, this will help
bring about the improvement in confidence, efficiency and product quality which will be
needed from the Region’s future construction industry (EERA, 2005: 5).

East Midlands
2.24

Both the East Midlands draft RSS and Regional Housing Strategy display similar housing
issues as above, with the difference noted above, that the projections are to 2026 rather
than 2021.
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2.25

However, in contrast with the East of England, the characteristic of housing markets in the
East Midlands is slightly more complex. The EMRA Regional Housing Strategy (RHS)
states that whilst price rises have meant that housing affordability is now a problem right
across the region, there remain some areas containing properties of low demand.

2.26

There is also historical research on affordability. Research undertaken by The University of
Birmingham’s Centre for Urban and Regional Studies (CURS) showed that in 2004, the
proportion of households across the region unable to enter the property market ranged
between 44% and 75 % (EMRA, 2004:11). The CURS report estimated a need for
affordable housing at around 6,400 homes per year.

2.27

The RHS acknowledged that there is a gap between total completions of affordable houses
and both the monitoring indicator of around 3,950 per year in the existing Regional
Planning Guidance and the larger number identified in the CURS research. It argued that
this represented a challenge for both the then Regional Housing Board which needed to
consider how much additional funding it could secure, and for other sectors which can
contribute to new affordable housing provision e.g. planning (EMRA, 2004:22).

2.28

In response, the East Midlands RHS suggested a range of policy responses including:

2.29

i)

undertaking SHMAs at sub-regional levels; Now under way across the region.

ii)

working closely with the Regional Planning Board; (they have since been merged).

iii)

taking into account the RHS and local housing strategies when preparing Local
Development Documents;

iv)

where developments are the subject of a Section 106 planning obligation land
should be provided at nil cost, fully serviced and free of contamination; and

v)

all developments to reflect principles of both high design quality and sustainability
and where appropriate utilise innovative techniques such as offsite manufacture to
enhance output (EMRA, 2004:23).

The East Midlands RHS is currently being revised.

Peterborough SHMA Newbuild Targets
2.30

Both regions propose housing provision targets, but there is a problem noted above that the
East Midlands currently goes to 2026 while the East of England does so to 2021. This has
required some adjustment to produce reasonably consistent figures, as shown in Table 2.1
below.
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Table 2.1 Peterborough SHMA Draft RSS targets
Council area

Total to be built

South Kesteven
South Holland
Rutland

Peterborough

15,750 (55)
13,750 (36)
4,250 (15)
25,000 (68)

Of which built 20012006
3,179 (636)
3,041 (608)
1,174 (235)

Minimum still to be built April
2006 to 2021/2026*
12,571 (638)
10,709 (535)
3,076 (154)
21,370 (1,425)

3,630 (730)
Southern Fringe
3,850 (14)
906 (182)
2,945 (196)
Total
62,600 (188)
11,930 (2,391)
50,851 (2,948)
Source: EERA (2006) and EMRA (2007)
Please note that the Southern Fringe housing provision figures have been calculated pro-rata at a rate of 10% of the draft RSS
figures for Fenland, East Northamptonshire and Huntingdonshire
* The newbuild targets for South Kesteven, South Holland and Rutland are based on the period 2001-2026. However, newbuild
targets for Peterborough and the Southern Fringe are currently available only for the period 2001-2021.

2.31

2.32

The figures in brackets after the main numbers are as follows:
i)

The figures after the first column numbers (e.g. 55) are the numbers of thousands of
households in each district (added to the RSS table by Fordham Research to
provide some context). From this it can be seen that both the overall population size
and growth figures vary.

ii)

The second column figures in brackets are the annual completions 2001-2006.

iii)

The third column bracketed figures are the implied annual totals for newbuild 20062026 (and 2021 in the case of Peterborough and the Southern Fringe).

When considering this information, there are some notable differences between the
housing market areas:
i)

A significant proportion of housing provision is planned to take place in the growth
area of Peterborough.

ii)

On average, there is a need for greater housing provision during the period in
question than has been built 2001-2006. This is particularly the case with
Peterborough which will need to increase its provision from 730 units p.a. to 1,425
units p.a.

iii)

Rutland’s higher than average provision during 2001-2006 means that its annual
provision target for 2006-2021 is noticeably lower. However, the Southern Fringe
area is broadly meeting its RSS housing targets for both periods.
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iv)

The 10% working assumption for the southern Fringe has been compared to
commitments and future allocations in LDFs in order to provide a sustainability
reality check. The southern Fringe consists of settlements that are a fraction of
whole districts. It is more appropriate to look at requirements for the southern Fringe
within the context of the districts in which they fit. The settlements in the southern
Fringe pose a number of sustainability problems especially regarding lack of
homes/jobs balance, paucity of services, out-commuting to Peterborough, limited
transport infrastructure, flooding and impact on protected habitats. These issues
and the availability of landing more sustainable settlements means that
development needs should continue to be focussed on larger sustainable towns as
opposed to the settlements in the southern Fringe.

Affordable housing
East of England
2.33

Common themes and policy issues can be identified within the two Regional Housing
Strategies. Arguably the most important common theme across the two regions is that of
the need for more affordable housing. Both strategies acknowledge that a lack of affordable
housing is not a singular housing issue, but may impact on a wider range of issues
including social cohesion and economic development.

2.34

In preparing the East of England Plan, EERA commissioned an Affordable Housing Study
in 2003. Information from this study informed the development of Policy SS13 on overall
housing provision. Within the average provision for 23,900 additional dwellings each year,
social rented housing should, based on this study, account for around 7,200 dwellings to
accommodate the anticipated net additional need within the growing population of the
Region. This amounts to some 30% of overall provision (EERA, 2005: 16).

2.35

A second Affordable Housing Study (Phase 2 – 2004) calculated that a further 1,320 units
per year over 10 years will be needed to deal with the backlog of unmet need for social
housing which is currently manifest in homelessness statistics and households trapped in
overcrowding or otherwise unacceptable conditions (EERA, 2005: 16).

2.36

According to the East of England’s Regional Housing Update of December 2006:
‘The region needs to provide 11,000 affordable homes per year. Despite a
30% increase in housing capital investment….the funding will only help
deliver half the number of homes that are required….The shortfall is manifest
in acute housing stress and reflected in the increase in waiting lists across
the region. Therefore, we need to maximise the scarce resources available,
adopting a more strategic approach and using public subsidy as ‘gap funding’
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2.37

2.38

However, EERA recognise that tensions may stem from the need to provide 11,000
affordable homes each year including:
•
•

uncertainty over public investment in affordable housing
dependence on market housing to deliver through section 106 agreements

•
•

other priorities for section 106 agreements
opportunities to develop not in line with planned provision (EERA, 2005: 19).

Importantly, the East of England RHS states that:
‘the East of England Plan sets an aspirational target that affordable housing
should exceed 40% of the new housing provision in the period up to 2015, to
provide dwellings for social renting, Key Workers, and other intermediate
needs, and to reduce the backlog of currently unmet need (EERA, 2005: 16).’

2.39

Further, the Revised Regional Housing Strategy for the East of England 2005-2010
(January 2005) states that the 30% target for social rented housing is a minimum. At the
local level the Draft East of England Plan sets a target for affordable housing as a whole
(not just social rented) of at least 30% of housing supply in all local authority areas, with an
aspiration of 40% where housing stress warrants higher provision. The higher targets apply
to the period up to 2015 in order to meet subsidised social renting, key worker and
intermediate needs, and to reduce the level of unmet need (EERA, 2005: 6).

East Midlands
2.40

Similar to the East of England region, the East Midlands regards providing affordable
housing as one of its key strategic priorities. The EMRA Housing Strategy 2004-2011
acknowledges that recent house price increases mean that affordability is now a problem
right across the region.

2.41

Draft RSS8 proposed regional housing numbers which are discussed elsewhere in this
SHMA report. Policy 15 of draft RSS8, Regional Priorities for Affordable Housing, set
interim affordable housing targets for each HMA. For the East Midlands part of the
Peterborough sub-regional HMA (South Holland, South Kesteven and Rutland), the targets
are that at least 28% of new housing should be social rented and at least 7% should be
intermediate housing. These targets will be reviewed through the Local Development
Framework process in the light of the findings of this SHMA.

2.42

The Panel Report on draft RSS8 recommends that the affordable housing targets should be
expressed as absolute numbers and not as percentages. As the outcome of this process is
not yet clear, the affordable housing targets suggested by this SHMA have been retained in
percentage form. Numerical targets on their own are not very reliable, as no allowance is
made for the possibility of higher levels of development than currently envisaged, and
hence the numerical target being overtaken by events. (In this case, however, the
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numerical targets were themselves based on higher trend-based projections.) Hence it is
sensible at least to provide both numerical and percentage targets.

Economic Strategy
East of England
2.43

‘A shared vision’ (EEDA 2004) sets out various future targets and visions (p 10). The key
points are to:
i)

Build on the region’s global leadership in science and technology, gateway roles
and landscape and environment assets.

ii)

To overcome barriers of lack of skills and human capital, enterprise and productivity
and deprivation and exclusion.

iii)

Together with the neighbouring South East region to complement and enhance the
position of London as a world city and to manage growth sensitively and effectively.

2.44

The report identifies the supply of homes, and affordable homes in particular, as a
significant constraint on economic growth and competitiveness. Further, it argues that
affordability has a significant economic impact affecting the recruitment and retention of
workers in essential public services such as health and education and across the private
sector. The lack of affordable housing can undermine the sustainability of communities, as
people are forced to either travel longer distances to work or move to new areas,
weakening local networks and social contacts.

2.45

However, it argues that the construction of new homes and buildings to high quality design
and environmental standards together with the scale of growth being planned for, is itself a
significant job growth opportunity for the region although it is important to:
•
•
•
•

•

ensure sufficient high quality homes are developed in the right locations to support
economic activity and regeneration
promote public and private partnerships and mechanisms to provide land for
housing development
address affordable housing needs and the housing needs of migrant workers,
refugees and other socially-excluded groups, through cross agency working
co-ordinate regional programmes to address skills gaps and shortages in the built
environment professions, and develop skills to take advantage of the latest
sustainable construction techniques
develop demonstrator housing projects that deliver high density, resource efficient
affordable homes and maximise the use of brownfield land opportunities (EEDA,
2004: 49-50).
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2.46

The Regional Economic Strategy 2008-2031, due to be published in spring 2008, retains
much of the vision contained in the current RES but places greater emphasis on adoption
of low carbon technologies and standards. One of the themes identified as key to the
success of the strategy is investment in appropriate infrastructure and housing that
supports productivity, growth, attracts a mix of people and businesses and meets the needs
of an ageing population.

East Midlands
2.47

The East Midlands’ Economic Strategy 2006-2020 acknowledges that housing and the
economy are mutually dependent. Housing is not only a key sector itself, in terms of
construction and design for example, but also critical to the quality of life experience of
people living and working in the region (EMDA, 2006: 19).

2.48

Further, it states that a lack of balance between housing and job markets can lead to
increased commuting and congestion, which also impact on economic growth and
performance. The opportunity for people to live near to their place of work, social or cultural
opportunities and services, and be well connected to the region's transport networks is vital
if there are to be sustainable communities where people want to live and work, now and in
the future. (EMDA, 2006: 16).

2.49

Importantly, the Economic Strategy 2006-2020 suggests that the Cambridge - Stansted Peterborough growth area will also have implications for parts of the region with the
Peterborough Sub-regional Housing Market Area stretching into southern Lincolnshire. The
emerging 'Key Growth Points' initiative could also provide further economic and growth
opportunities for other locations in the region (EMDA, 2006: 19).

Housing needs of particular groups
East of England
2.50

It is of particular current interest that EERA commissioned ECOTEC to produce a study of
refugees (‘The Housing Needs of Refugees in the East of England’ June 2005). The study
found various places which are a focus for the location of refugees (including
Peterborough). The study produced an estimate that there were just under 6,000 refugees
in the region at the time of the survey (Table 15) but these figures are only broad estimates.
The majority of the report is concerned with advising local authorities how to address the
issues in terms of policy and procedures.

2.51

An EERA Study into the Housing Needs of Black and Minority Ethnic Communities in the
East of England (July 2006), found that concentrations of BME communities are to be found
in urban areas such as Peterborough.
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2.52

It also recognises that there is a rapidly expanding migrant worker population in the region,
mainly employed in the agriculture, construction, health, food processing, hotels, catering,
cleaning and manufacturing sectors. This population is very diverse in terms of ethnicity,
educational levels and aspirations, although it is clustered in the 25-49 year old age group.

2.53

There are considerable numbers of female migrant workers. Migrant workers are often
housed in private rented or employer-provided accommodation which is often of a poor
quality. There is evidence of a seasonal swell in migrant worker numbers in the summer
months as well as considerable mobility across the region. Existing studies suggest that
many migrant workers have resided in the region for at least two years and intend to stay in
the region for a number of years (EERA, 2006: 35).

2.54

However, at the time of the report (2006) only seven Local Authorities had produced a BME
housing strategy. One local authority has produced a BME Housing Statement of Intent and
three further local authorities had indicated that they are in the process of developing BME
strategies or Action Plans (EERA, 2006: 37).

East Midlands
2.55

The East Midlands Regional Assembly Independent Review for the East Midlands Regional
Housing Strategy Options Report (October 2007) highlights the facts that migrant workers
do not figure in the current RHS. However, it is acknowledged that migrant workers have
become an important issue since the accession of Eastern European countries into the EU.

2.56

It states that in the period 2004-06, the majority of migrants from new accession states
were Poles (61% of the regional total), and most are young, with nearly 60% being male.
The majority of migrants are living in the region’s urban areas.

2.57

Where rural workers are accommodated near their place of work, the difficulties of
providing affordable housing – particularly if the need has to be viewed as temporary –
leads typically to the use of caravans or other temporary accommodation. Nonetheless,
there appears to be strong anecdotal evidence that rural workers may still be choosing
urban locations for their accommodation, being bussed out to their place of employment
daily (EMRA, 2007: 46).

2.58

Importantly, it states that although the issue of housing need within Black and Minority
Ethnic (BME) communities within the region is acknowledged in the current RHS, it
provides no policy guidance with regard to how this should be done or how the needs are to
be addressed.

2.59

However, the recent RHS has filled this policy gap and states that meeting BME needs
(and the needs of families) should be a theme running through all provision. It also
emphasises the need to keep a flexible approach at local level on the type and size of
affordable housing to be delivered (EMRA, 2007: 46).
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Background trends in housing
2.60

This subsection is broken down into various parts, explaining different aspects of housing.
The material can be linked to the detailed chapters on aspects of the housing market in the
next section of this report.

National tenure trends
2.61

The evolution of tenure patterns is shown below (from the Survey of English Housing (SEH)
2005/6):
Figure 2.1 Trends in tenure: England 1953 to 2006

Source: Chart 1a Survey of English Housing 2005/2006

2.62

This vividly shows the radical changes that have occurred since the middle of the last
century, when only a third of households were owner occupiers, as compared with 70%
today. When this is taken in conjunction with the price rises discussed in Chapter 6, the
revolutionary nature of the change in financial circumstances of the average household can
be seen.

National statistics on each major tenure
2.63

The three main tenures are owner-occupation, social renting and private renting, as shown
in the diagram above. For entirely understandable reasons the Government has sought to
encourage various ‘intermediate’ tenures as well as ‘low cost market’ housing to fill the
major gaps in the pattern of provision by price. However the main numbers are still in the
three categories shown in the diagram above.
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Owner-Occupation
2.64

For as long as measurements exist (about 25 years), the proportion of owners with a
mortgage has been somewhat over half (currently 57%) and the proportion (normally older
households) without mortgages has been somewhat below half.

2.65

During that time, however, the proportion of all households who are owner occupiers has
risen from 57% in 1982 to 70% in 2006. It is worth noting, however, that the rate of increase
in the proportion of owner occupiers has essentially stopped: it reached 68% in 1991 and
has hardly risen since. This is a strong indication that upwards of 30% of the population is
quite a long way from being able to buy: the owner-occupation growth curve hit a ceiling in
the early 1990’s and the economy has not altered for the excluded 30% since then.

2.66

At the same time, the high rate of price increase has meant that owners have acquired
large amounts of equity. Despite this, the proportion of mortgage holders has hardly
changed since 1991 (8.2 million in both 1991 and 2006) though the numbers without a
mortgage has grown a bit (from 4.8 to 6.4 million households). Even though totals may
remain similar, for the mortgage holders, the actual households involved turn over
continuously as they go through the family cycle. The proportions with a mortgage are quite
high, given the stability of the overall owner-occupation total (13 million in 1991 and 14.6
million in 2006).

2.67

Combined with the rise in prices, this shows that significant equity has been removed over
the years. The SEH provides some useful data on the amounts and where it went:
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Figure 2.2 How households used the proceeds from equity release

Source: Table 17 Survey of English Housing 2005/2006

2.68

Some 5% of homeowners (nearly 700,000) remove equity from their property each year.
On average they remove £33k. Most of this equity release was for some form of repeat
mortgage, which makes sense as newly mortgaged households in general have least
equity. About half of the money was used for home improvement. Most of the remainder
was used for other reasons such as paying off other debt or lifestyle improvements. It is
noteworthy that helping other family members to buy is now a noticeable part of the total:
about 2% of all withdrawals of equity, and 3% of all those above £20k.

2.69

The proportion of equity released to assist other family members, normally children, is likely
to rise as the costs of entry to the housing market become greater. Our surveys of estate
agents commonly show that younger households require some form of equity assistance to
buy. This topic is discussed in more detail in Chapter 10, on first time buyers.

Social renting
2.70

Social tenure has fallen from a peak of nearly 5.5 million households in 1981 to about 3.7
million in 2006 (SEH Table 1). A good deal of this reduction is explained by Right To Buy
transfers of ownership. There have been less favourable trends for those remaining in
social tenure, which are reviewed in the recent study by John Hills (Ends and Means: the
future role of social housing in England CLG 2007). One of the most telling is that the
proportion of social tenants in employment fell from about half in 1981 to 32% in 2006.
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2.71

Other key features of this report include:
•

80% of those in social tenure were in that sector 10 years ago

•

27% of all BME households in England are in social tenure, but only 17% of white
households

•

40% of social tenants said that this was their preferred tenure (true of only 8% of
private tenants)
34% of social tenants were from the poorest fifth of the population, and only 20%
were in the top half of the income earning population

•

2.72

The following table, from the Hills Report, succinctly summarises the sharp differences
between household types in the three main tenures.
Figure 2.3 Household type by tenure, 2006

Source: Figure 5.6 Labour Force Survey

2.73

In some respects, as demonstrated above, social tenure has become ‘residualised’ for
households with the lowest earning capacity. Lone parents are clearly much over
represented. But it is also the case that it has become a place for older households: far
more than the average of older persons are found in social tenure.
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Figure 2.4 Age of householder in each tenure, 2006 (000s)

Source: Figure 5.7 Labour Force Survey
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2.74

As can be seen from these age pyramids, the social rented sector has by far the flattest
‘pyramid’ and one which therefore shows the lowest introduction of younger households at
the beginning of the age sequence. It is in fact ‘bimodal’ showing two peaks, the second
around retirement age. This is unlike the other two profiles and shows the much higher
emphasis on older households typically found in the modern social rented sector.

2.75

As well as having an older age profile (as noted when comparing tenure profiles above), the
social rented sector has a much higher proportion of households with a serious medical
condition or disability: over 40%, which is about twice the overall average (Hills Report
Figure 5.5). The combined effects of these characteristics, plus the effect of low mobility,
are summarised in the employment characteristics of the social rented sector (from the Hills
Report again):

Figure 2.5 Employment trends 1981-2005: Employment circumstances of social rented
sector household heads (000s)

Source: Table 10.1 Labour Force Survey

2.76

As can be seen, there is an overall substantial fall in the full time employed, from over half
to less than a quarter, a substantial rise in part time employment and greater proportionate
increase in the retired and the workless.

2.77

There has been a steady decline in social lettings over recent years, much more than
proportionate to the decline in the total number of dwellings: social rented dwellings have
fallen from about 4.2 million to 3.7 million over the period 1998 to 2006, but the annual
social re-lets has fallen from about 370,000 to 250,000 over that period. There are complex
reasons for this: both good and bad, but the overall effect is to substantially reduce the
scope for access to the sector.
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Figure 2.6 National trend in social re-lets
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2.78

Despite these problems, the Hills report sees a continuing role for social tenure, but makes
the point that substantial changes need to be made in it. The level of employment is below
what it should be, even after allowing for relevant factors. One of the main reasons for this
is low mobility of those in social tenure and another is the steeply rising tax rates that
accompany increased earning. The report also argues, plausibly, that the latest changes,
which give social tenants more initiative, are a productive direction for development. It
would be helpful to social tenants if they had more mobility in every sense.

Private renting
2.79

This tenure is well recognised to be a varied one, as the quotation implies, but its
importance in the market is often overlooked. It plays a pivotal role, as the following
evidence will suggest.

CLG
Guide
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2.80

In recent times the private rented sector has shown the most surprising trend of all three
main tenures: as the SEH diagram shown above demonstrates, it has increased in
numbers during the present century, after a century long decline in the face of the growth of
owner occupation. This tenure has not been studied in the same depth as the other two, but
its importance in the overall dynamics of the market mean that a separate chapter (Ch 11)
has been devoted to it in this study.

2.81

In recent times the proportion of private tenants has fallen from about 11% (2 million) in
1981 to 9% (1.7 million) in the early 1990’s. In the late 1990’s it rose to 2 million again
(10%) but has risen much more strongly in the present century: from 2 million to nearly 2.5
million in 2006 (over 20%). It is noteworthy that in the period 2001 to 2006:
The national household total grew by 0.5 million
The private rented total grew by almost the same (453,000)

•
•
2.82

This, combined with the strikingly young age profile shown in the three tables from the Hills
report in the previous subsection, demonstrates the importance of this sector for the future
housing market. This is reinforced by the statistic quoted above that only 8% of private
tenants (compared with 40% of social tenants) are content with their current tenure. There
is a strong incentive to move through what is still seen as a transitional tenure.

2.83

A striking feature of the private rented sector in general is that private rents have increased
at almost exactly the same rate as household incomes:
Figure 2.7 Rent and income levels 1997 - 2006
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Source: Survey of English Housing and Annual Survey of Hours and Earnings

P age 29

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

2.84

So private rents have remained approximately as affordable as they are now for a long
time. Since private rental is, by Government definition, the access point to the market, this
leads to the important point that:
•

Affordability measured as the threshold of the market has not changed during
the present century

2.85

This is contrary to the general perception, which is driven by the rapid increase in prices
rather than rents. This statistic must be moderated by the fact that 60% of private tenants
aspire to own. Private renting is mainly a transitional tenure, although the rise in housing
market gaps means that it may well become more of a final destination for many
households.

2.86

The SEH statistics suggest (Table 3 of the 2005/6 edition) that 69% of all private tenants
have been in their current home for 2 years or less, compared with 25% of all tenures. The
proportion for both owners and social tenants is about 20%.

2.87

The same source shows that for recent movers about half of the moves (932 out of 1,965,
from Table 4) involved the private rented sector. About half of those private rented sector
moves were from one private rented dwelling to another: testimony to the insecurity
provided by the shorthold system. The poorer private tenants are supported by various
forms of subsidy, of which the most relevant for present purposes is Housing Benefit. The
following SEH table shows the net weekly payment made by private as opposed to social
tenants:
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Figure 2.8 Trends in rents paid before and after deduction of Housing Benefit

Source: Table 13 Survey of English Housing and Annual Survey of Hours and Earnings

2.88

It is clear that social tenants are often given a full subsidy for housing, but that private
tenants still have to find other sources of payment for part of their rent.

2.89

From the Hills Report (Table 11.3) some 721,000 private renters received HB during 2004/5
which, according to the SEH was made up of some 457 thousand households (bearing in
mind that houses in multiple occupation count as one), which is, from Table 1 of the SEH
about 19% of all private tenants in 2005. The collected statistics on this sector can be
summarised as:
•
•
•

2.90

60% would like to buy
8% are content with the private rented sector as a place to live
19% are on HB (and therefore could in some ways be seen as more suitably social
tenants: they cannot live in market housing without a subsidy). The same may be
true if they moved to social rented housing, but that tenure provides security which
the private rented sector on shorthold lacks. This is an important factor for more
vulnerable (because poorer) households

Of the 40% who have no clear aim of buying, therefore, about half could be viewed as
households who qualify for affordable housing and a fraction (8%) are content where they
are.
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2.91

It is fairly clear from these statistics that the comment quoted at the start of this subsection
is true: the private rented sector is very varied and highly stratified. This general review of
the private rented sector is supplemented by more detailed analysis in Chapter 11. The
tenure is crucial to the dynamics of the housing market, and has historically been
somewhat overlooked. Hence it is appropriate to give it more detailed attention.

Summary

i)

The regional context for this SHMA is complex, as it lies across the boundary of two
Government Regions which have substantially different policies as regards the targets
for new house building. There is at present a further practical problem in that the East
Midlands targets are set for the period to 2026, whereas the East of England is planning
only to 2021. The chapter reviews this background and the national context for housing.

ii)

Both regions are large and diverse although the East Midlands has a distinctive
“polycentric” settlement structure based on three major national cities whilst the East of
England has fewer large cities and no obvious regional capital. Both regions need more
affordable housing although there are also areas of low demand in the East Midlands
region.

iii)

Both regions propose ambitious housing provision targets. On average, there is need
for the five Peterborough SHMA areas to increase provision of housing from 2,391 units
p.a. during 2001-2006, to 2,948 units p.a. during the period 2006-2026.

iv)

Housing affordability is a key issue for both region’s housing strategies. Importantly, the
East of England has set an ambitious target of exceeding 40% affordable housing. The
East Midlands RHS wants to see increased affordable housing but not on quite the
same scale.

v)

The economic strategies of both regions acknowledge that housing and the economy
are mutually dependent. Increasing numbers of migrant workers in both regions
suggests the need for the further development of BME and migrant worker housing
strategies.

vi)

The national context for housing includes a number of key features:
•
•
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The rise of owner-occupation to total dominance (70% of the total stock) but
flattening out the past decade
The consequent rise in the importance of owned equity, and hence of financial
capacity rather than income alone in assessing the ability to afford the housing
market
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•

The residualisation of the social renting tenure, with a strikingly older profile than
the other main tenures. It also contains many more part time and workless
households

•

The equally marked young profile of most market renters, and the strong growth
of this tenure (alone of all three main tenures) in the present century. Unlike
owner-occupation, the affordability of private rented housing has remained in
line with household income growth during the present century. Just under 20%
of all private renters rely upon Housing Benefit subsidy to pay at least part of
their rent
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3. The Sub-Regional Housing Market Area
Introduction
3.1

An important part of any SHMA is the Housing Market Area (HMA). Research previously
carried out by DTZ Pieda on behalf of the East Midlands Regional Assembly, identified a
housing market sub-region focussed on Peterborough. All HMAs are likely to involve
degrees of approximation, and so the boundaries used were finalised by the partnership in
the light of East England Planning Policy and are approximate. This study has not
investigated the wider location of the HMA, in order to review the DTZ findings. It seems
likely, however, that the area in the northwest of the HMA, centred on Grantham, has a
wider aspect (towards Nottingham and Leicester, as suggested by the migration flows
examined in Chapter 11 below).

3.2

This chapter considers the spatial extent of the HMA. As background, the CLG statement
on this is that “…housing market areas are geographical areas defined by household
demand and preferences for housing. They reflect the key functional linkages between
places where people live and work.” (CLG Advice Note on identifying housing market
areas, April 2007 para 6). The Advice Note goes on to suggest (para 9) a ‘pragmatic
approach which groups local authority administrative areas together’.

The Housing Market Area
3.3

Broadly the HMA covers the four local authorities of Peterborough, South Kesteven,
Rutland and South Holland along with parts of East Northamptonshire, Huntingdonshire
and Fenland. In addition the area covered by the HMA crosses the boundary between the
East Midlands and East of England regions.

3.4

The parts of East Northamptonshire, Huntingdonshire and Fenland to be included in the
study area are very clearly set out in the brief. For convenience, they are collectively
labelled ‘Southern Fringe’ in this study, as that is their geographical location in relation to
this HMA. The elements of districts that make up the Southern Fringe are as follows:
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Table 3.1 Elements of the Southern Fringe
Local authority

Area in HMA

Parishes of: Duddington, Collyweston, Easton on the Hill, Kings Cliffe,
Yarwell, Nassington, Apethorpe, Woodnewton, Fotheringhay, Warmington,
East Northamptonshire
Tansor, Cotterstock, Ashton, Polebrook, Hemington, Luddington, Thurning,
Lutton, Oundle, Southwick, Glapthorn, Upper Benefield, Lower Benefield
Huntingdonshire
Wards of: Stilton, Yaxley & Farcet, Elton & Folksworth
Fenland
Parish of: Whittlesey
Source: Fordham Research Peterborough sub-regional SHMA 2007

3.5

As can be seen the areas to be part of the HMA are in two cases based on parishes and in
one case on wards. This causes some difficulty for analysis as much of the data typically
used in this type of report is not available at parish level. We have therefore sought to
include the wards which most closely correspond to the parishes involved. This process
has proved to be relatively straightforward with a very good match between parishes and
wards in East Northamptonshire, Huntingdonshire and Fenland.

3.6

The study area has therefore been redefined based on wards for those authorities for
whom the whole of the area is not included. This is summarised below and also shown on
the following map.
Table 3.2 Areas within the HMA for analysis purposes

Local authority
Peterborough
South Kesteven
Rutland
South Holland
East Northamptonshire
Huntingdonshire
Fenland

P age 36

Area in HMA
Peterborough (all wards)
South Kesteven (all wards)
Rutland (all wards)
South Holland (all wards)
Wards of: Fineshade, Kings Forest, Prebendal, Lower Nene, Oundle
Wards of: Stilton, Yaxley & Farcet, Elton & Folksworth
Wards of: Lattersey, Kingsmoor, St Marys, St Andrews, Delph, Bassenhally,
Benwick
Source: Fordham Research Peterborough sub-regional SHMA 2007
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Figure 3.1 Map of spatial extent of the HMA for analysis purposes

Source: Fordham Research Peterborough sub-regional SHMA 2007

3.7

Not all parts of the HMA are equal in size (either by geographical area or indeed
population/households) and below we provide an estimate of the proportion of households
living in each of the seven parts of the HMA. The data has been based on Census
information combined with more recent household projections published by CLG. The table
shows that over a third of households live within Peterborough City and a further 28% in
South Kesteven. The three partial authorities make up around 10% of all households in the
HMA.
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Table 3.3 Proportion of households in
each part of the HMA
Local authority

% of HMA

Peterborough
35%
South Kesteven
28%
Rutland
8%
South Holland
19%
East Northamptonshire (part)
3%
Huntingdonshire (part)
3%
Fenland (part)
4%
TOTAL
100%
Source: Fordham Research Peterborough sub-regional SHMA 2007

Sub-areas for analysis
3.8

Although the sub-regional SHMA report mainly looks at data and housing issues across the
whole of the HMA it is of interest to provide some information at a more fine grained level.
Throughout this report we have therefore sought to provide information for five sub-areas.
The sub-areas are based on the four full local authorities with the three ‘partial’ authorities
being grouped together as an area named ‘Southern Fringe’. Although it is accepted that
using local authority boundaries may be slightly false in terms of housing market areas (for
example the south of South Kesteven is probably Peterborough facing whilst Grantham to
the north may be more self-contained) it is useful to provide information at this level for
administrative purposes. Descriptions of the five areas for analysis are found below:

3.9

Peterborough City – The local authority making up the City of Peterborough appears to
have some distinct characteristics when compared with elsewhere in the HMA. Notably
Peterborough has a relatively large BME population and a different dwelling type profile to
other areas (fewer detached homes). In addition Peterborough is an area where people
tend to ‘in-commute’ for work purposes whilst other areas tend to have ‘out-commuting’.

3.10

South Kesteven – South Kesteven has some of the highest residence based income
levels in the HMA and economically is very different to the Peterborough City area (people
working in more ‘senior’ positions and with a good level of qualifications). South Kesteven
also contains a substantial poorer population as well.

3.11

The major settlement of Grantham appears to be distinct from Peterborough City and may
well be a relatively self-contained area in itself. This has led the analysis to distinguish
Grantham as a relatively distinct area within the HMA and within South Kesteven. Analysis
of Grantham, itself a new Growth Point, is carried out in a separate chapter below.
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3.12

Rutland – Rutland appears to be quite distinct and relatively self contained within the subregion with very high property prices and a dwelling profile heavily skewed towards
detached properties and having a small social rented sector. The area also shows low
unemployment along with a highly qualified workforce (with a high proportion of workers
working in ‘senior’ positions). Rutland also has a notable proportion of the population
working in the tourism industry.

3.13

South Holland – South Holland also appears to be quite distinct from other parts of the
HMA. Notably the population profile is generally older than in other parts of the HMA
(those aged 60 and over). The workforce is relatively poorly qualified and comparably few
people work in ‘senior’ positions. The economy in South Holland is more reliant on
agriculture than other parts of the HMA.

3.14

Southern Fringe – The Southern Fringe is an area which has partly been devised for
convenience and contains some parts of the relatively wealthy East Northamptonshire and
Huntingdonshire along with the less prosperous Fenland. The Southern Fringe does
however appear to be distinct in some respects (notably, the area has the lowest proportion
of jobs per working age population suggesting a high level of out-commuting for work
purposes).

3.15

In addition to providing data for these five sub-areas it has been possible to map much of
the information at ward level. This mapping will help to identify particular areas where
certain issues are more or less acute. Such areas will in many cases cross local authority
boundaries and therefore help to look at housing markets where these are not strictly
contained within local authority boundaries.

Analytical considerations
3.16

Given that part of the HMA is based on only parts of three different local authorities it has
been necessary in some instances to make estimates of likely values for those parts of the
HMA which are not full local authorities.

3.17

Where data has been available at ward level then this has been used to separate out the
wards which form part of the HMA from the rest of the district. However, for some analyses
(e.g. relating to population projections or where information has come from sources where
ward data is not available) it has been necessary to pro-rata figures for the whole of a local
authority. This will make some information for the Southern Fringe area less reliable than
would be desired but is unlikely to have any significant impact on the data presented for the
whole HMA (given that the Southern Fringe only makes up around 10% of the whole HMA).
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Scope of the HMA
3.18

Due to the HMAs having been established in scope prior to this study, its limits have not
been a major focus of the work. However it is relevant to consider the issue in the light of
the present information. The general trend of price information (Chapter 7) and migration
and travel to work (Chapter 11) is to suggest that there is a strong focus on the City of
Peterborough in the bottom half of the HMA as defined, so it is clearly a housing market
area. Rutland may be seen to fall at least partly in the bottom half of the HMA but does not
have as strong a focus on Peterborough.

3.19

There is much less clarity once the focus is on the part of the HMA lying north of Spalding
and Bourne. There is little apparent price effect, and little commuting to Peterborough from
the northern part of the HMA. However the stakeholder work suggested that Peterborough
remains a strong reference point for people in this northern area. Moreover there are no
other major magnets which would imply a different focus for the northern part of the HMA.
Hence there is no reason in principle to question the broad outline of the HMA as currently
defined. Grantham is a separate issue, addressed in a separate chapter (Chapter 24) but it
does not particularly lie in another HMA: rather it lies partly in several.
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Summary

i)

A housing market area can be described as a geographical area defined by household
demand and preferences for housing. HMAs reflect the key functional linkages between
places where people live and work.

ii)

The HMA has been largely defined in previous work by DTZ Pieda on behalf of the East
Midlands Regional Assembly and contains the local authorities of Peterborough, South
Kesteven, Rutland and South Holland but also parts of East Northamptonshire,
Huntingdonshire and Fenland.

iii)

The present study, going no wider than the HMA in analytical terms, cannot test the wider
question of whether the HMA stands as a distinct HMA within the regional context.
However the evidence gathered for this study (including wider migration patterns set out
in Chapter 11) does suggest a relatively self-contained area. The only part of the HMA
where this is not obviously true is Grantham, which looks also to the west and north of the
area beyond this HMA. A separate analysis has been carried out for Grantham, which is
also a New Growth Point.

iv)

For analytical purposes the HMA has been split into five areas based on the four main
local districts and a fifth ‘Southern Fringe’ area.

v)

After consideration including house prices and commuting, it was concluded that the
present HMA boundary makes sense, although there is little objective connection
between the northern part of the HMA and the City of Peterborough; but at the same time
the area in question does still look to Peterborough, and there are no alternative major
attractors competing with Peterborough.
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SECT IO N B: T HE CURRENT HO USI NG M ARKET

SECTION B: THE CURRENT HOUSING
MARKET
This Section of the report studies a range of background information relevant to the housing
market in the HMA. The information is used to put the situation in the HMA into a local, regional
and national context. The Section contains four chapters:
Chapter 4 – The demographic context
Looks at the current and future population and household profile in the HMA. This includes a study
of population and household growth in the area and how this is likely to impact on future household
sizes. The chapter also looks at the important issue of the ageing population.
Chapter 5 – The Economic Context
Looks at a range of information about the current economic situation in the area and how this has
changed over the past few years. Key areas of analysis include: employment change, occupation
structure, unemployment and incomes.
Chapter 6 – The current stock of housing
A broad overview of housing in the HMA. Key areas studied include: the change in dwellings stock,
types of dwellings, tenure, size of dwellings and vacancy rates.
Chapter 7 – The Current Housing Market
An assessment of the current housing market in terms of prices and rents. The chapter firstly looks
at local stakeholder views about the housing market before moving on to study current price levels
and how these have changed over the past few years. An analysis of private and social rent costs
has also been undertaken to provide data across the whole housing spectrum.
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4. The demographic context
Introduction
4.1

A key determinant of housing requirements and how these are likely to change in the future
is the demographic profile of the population. The Office of National Statistics (ONS)
provides annual projections of future demographic change with data broken down by age
and gender. The latest projections are 2004 based and run to 2029.

4.2

For the purposes of analysis in this report we have looked at broad changes in the period
2006 to 2021 and compressed age groups together to make the analysis easier to
understand. Full projection information is however available from ONS at
www.statistics.gov.uk.

4.3

In the case of the East Midlands part of the HMA, it is important to note that this analysis
uses the latest 2004 based projections, and not the 2003 based projections which are used
as the policy reference point for the RSS. The Panel Report into the East Midlands
Regional Plan now recommends the use of the 2004 based projections (which were not
available when it was published). Their recommendations, however, would still leave
substantial differences between their policy based distribution of growth and the trend
based figures analysed below.

Population – historical change
4.4

Since 1981 the population of the HMA has grown significantly. Data from the NOMIS
website (drawn from ONS midyear population projections) shows that the estimated
population of the HMA was 361,400 in 1981, by 2005 this had reached 450,800 – an
increase over the period of 24.7%. This level of population growth is significantly higher
than found in the East of England region (14.1%), the East Midlands (11.8%) or the whole
of Great Britain (6.7%).

4.5

Looking at the individual districts in the HMA the data shows the most significant population
rise to be in South Kesteven (at 30.6%) closely followed by the Southern Fringe and South
Holland. The smallest population increase was found to be in Rutland (at 13.0%) although
this figure is still significantly in excess of the figure for the whole of Great Britain. The table
and figures below summarise the population change from 1981 to 2005.
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Table 4.1 Population change in the HMA (1981 – 2005)
Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
Great Britain

Population (1981)

Population (2005)

Absolute change

% change

133,800
98,400
33,000
62,300
33,900
361,400
4,855,000
3,852,700
54,814,500

159,700
128,500
37,300
81,200
44,100
450,800
5,541,600
4,306,300
58,485,000
Source: ONS NOMIS website

25,900
30,100
4,300
18,900
10,200
89,400
686,600
453,600
3,670,500

19.4%
30.6%
13.0%
30.3%
30.1%
24.7%
14.1%
11.8%
6.7%

Figure 4.1 Population change in the HMA (1981 – 2005)
135%

Peterborough
South Kesteven
Rutland
South Holland
Southern fringe
Peterborough HMA
East of England
East Midlands
Great Britain

Change in population (1981 Index=100)

130%
125%
120%
115%
110%
105%
100%
95%
1981

1983

1985

1987

1989

1991

1993
Year

1995

1997

1999

2001

2003

2005

Source: ONS NOMIS website

Population – projected change
4.6

In 2006 the population of the HMA was estimated to be 455,100. The population of the
HMA is projected to increase to 516,000 by 2026 (a rise of 60,900 people or 13.4%). This
percentage rise is slightly higher than predictions for either the East of England region or
the East Midlands and also higher than the growth figure for the whole of England (10.1%).
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4.7

Of the individual parts of the HMA the data shows the highest projected population rise to
be in South Holland (at 24.2% over 20 years) with the lowest being in Peterborough City (at
7.3%). It should be noted that these figures are based on nationally produced projections
(from ONS) and are largely based on past trends. It is therefore possible that there is a
considerable influence on this data of recent population change (which for example shows
a low increase over the past few years in Peterborough). This issue is discussed in more
detail when looking at projected new housing figures later in the report.
Table 4.2 Projected population change in the HMA (2006 – 2026)

Area

Population (2006)

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

Population (2026)

Absolute change

160,200
171,900
11,700
129,300
144,400
15,100
37,500
43,000
5,500
83,200
103,300
20,100
44,900
53,400
8,500
455,100
516,000
60,900
5,567,600
6,224,400
656,800
4,335,200
4,816,800
481,600
50,714,000
55,823,500
5,109,500
Source: ONS population projections (2004 base)

% change
7.3%
11.7%
14.7%
24.2%
18.9%
13.4%
11.8%
11.1%
10.1%

Figure 4.2 Projected population change in the HMA (2006 – 2026)

Change in population (2006 Index=100)
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120%

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

115%

110%

105%

100%
2006

2008

2010
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Year

2018
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2022

2024

2026

Source: ONS population projections (2004 base)

P age 47

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

Population – age profile
4.8

The ONS projection data also provides information about the age structure of the
population. The figures below show the populations of the HMA compared firstly with the
regional and national position and then in comparison with the individual areas making up
the HMA. The data has been split into six broad (15-year) age bands.

4.9

The figure below shows that overall in the HMA the population profile is not hugely different
to either the regional or national position. The data does however suggest that the HMA
has a slightly greater proportion of the population in the age bands of 60 and over with a
correspondingly smaller proportion of people aged 15 to 29. Overall, however, differences
in individual age bands are relatively slight.
Figure 4.3 Mid-2006 estimates of population: percentage in age band

7.7%

8.2%

8.2%

10%

7.8%

14.3%

15%

13.6%

England
14.9%

20.0%

East Midlands

19.3%

20.2%

19.9%

21.7%

21.5%

21.5%

19.5%

18.8%

17.9%

17.2%

17.8%

17.5%

18.1%

18.0%

East of England

14.3%

Percentage

20%

22.1%

Peterborough HMA

25%

5%

0%
Under 15

15 to 29

30 to 44

45 to 59

60 to 74

75 and over

Age group
Source: ONS population projections (2004 base)

4.10

When we look at this information at a more local level we see that there are significant
differences between different parts of the HMA. The most notable differences are the
greater proportion of younger people in Peterborough City and consequently fewer older
persons. The data suggests that as of mid-2006 around 18.9% of the population of
Peterborough was aged 60 or over, this compares with 23.1% of people across the HMA.
On the other hand the population of South Holland is relatively older, with 29.1% of the
population aged 60 or over.

P age 48

4 . T h e d e mo g r a p h ic c o n t e x t

Figure 4.4 Mid-2006 estimates of population: percentage in age band
Peterborough
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Source: ONS population projections (2004 base)

Population – changing age profile
4.11

Having studied the broad profile of the population in the HMA it is of interest to look at how
this is expected to change in the future. The table and figure below shows the percentage
change in the population in each age band (five year age bands) from 2006 to 2026 (for
various different areas). The results of this are striking, although consistent with forecast
national trends. The data shows that over the next twenty years across the whole HMA
there is expected to be a decline in the number of people aged 35-49 and a significant
increase in those aged 60 and over.

4.12

These results are mirrored for all areas studied with four of the five areas within the HMA
expected to see a doubling of the number of people aged 85 and over. The comparative
data for regions and England as a whole shows that this ‘ageing’ process is also a regional
and national phenomenon although the changes in population structure in the HMA appear
more stark than in these other areas.
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Table 4.3 Percentage change by age band in the HMA (2006 – 2026)

P age 50

East of
England

East
Midlands

England

Southern
Fringe

11.8%
10.3%
3.4%
0.0%
-4.8%
6.5%
1.4%
-0.2%
8.0%
6.0%
-1.3%
-3.5%
-11.1%
6.3%
-0.7%
-6.7%
26.7%
17.1%
11.5%
4.0%
-5.3%
16.7%
12.0%
4.3%
0.0%
6.7%
5.7%
4.1%
-7.4%
-5.2%
-6.3%
-6.5%
-10.7%
-9.7%
-9.6%
-11.8%
-4.0%
3.6%
-1.9%
-5.6%
8.3%
22.6%
16.4%
10.0%
14.8%
25.0%
21.5%
16.1%
29.2%
46.6%
47.3%
38.0%
35.0%
51.0%
60.3%
48.7%
50.0%
46.8%
63.6%
48.2%
84.6%
74.4%
99.0%
76.1%
80.0%
74.1%
90.0%
69.4%
125.0% 128.6% 107.8% 107.1%
14.7%
24.2%
18.9%
13.4%
Source: ONS population projections (2004 base)

3.2%
3.3%
-2.8%
-4.3%
3.3%
6.5%
7.4%
-2.6%
-9.8%
-3.3%
10.2%
11.8%
32.7%
40.7%
36.3%
61.5%
55.4%
82.7%
11.8%

2.9%
3.4%
-4.9%
-9.1%
-1.8%
7.9%
8.7%
-4.2%
-10.3%
-6.7%
7.8%
14.2%
33.7%
42.9%
41.8%
65.9%
58.3%
84.5%
11.1%

4.6%
5.0%
-3.3%
-8.4%
-1.8%
6.6%
9.7%
0.6%
-6.7%
-3.2%
9.3%
12.8%
32.7%
35.3%
30.8%
51.0%
43.4%
69.5%
10.1%

South
Holland

-6.1%
-7.9%
-12.8%
-12.2%
-3.3%
3.3%
2.8%
-11.5%
-18.3%
-13.4%
5.8%
13.5%
36.1%
59.4%
61.1%
91.3%
77.8%
110.3%
11.7%

Rutland

-2.8%
3.0%
-3.8%
-8.4%
-1.0%
0.9%
4.2%
-3.1%
-8.3%
-4.8%
5.3%
11.3%
32.9%
36.5%
31.6%
53.2%
47.1%
81.5%
7.3%

Peterborough
HMA

0-4
5-9
10-14
15-19
20-24
25-29
30-34
35-39
40-44
45-49
50-54
55-59
60-64
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All ages
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Peterborough
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Figure 4.5 Forecast population change by age band in the HMA, 2006 - 2026
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Source: ONS population projections (2004 base)

4.13

Overall, from 2006 to 2026 the population projection data suggests that the number of
people aged 60 or over will increase from 105,200 to 165,700 (up 58%). This may have a
significant impact on local housing requirements as these households may be more likely to
require some form of specialist accommodation (particularly the 85+ age group which
shows an increase of 107%).

4.14

The drop in population in the 35-49 age group may also be of some concern for the housing
market. These people are more likely to be economically active and due to their age may
be the more affluent section of the population. The 2004 based projections used here will,
of course, not take full account of the present growth of the (younger) in-migrant population
especially that from the new EC accessions discussed later in this report.

Households
4.15

The overall population in the HMA is expected to increase in the future (by around 3,000
per annum). This finding cannot however be directly translated into the change in the
number of households in the area. Household sizes in England have been declining for
many years and are predicted to continue to do so in the future. It is therefore important to
also consider the likely change in the number of households in the area.
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4.16

The most recent household projections are those published by DCLG (CLG) in 2006. These
take a mid-2004 base and project forward to 2026. The projections are based on updated
projections of household formation taking account of the 2001 Census and on the Office for
National Statistics’ sub national population projections and the Government Actuary’s
Department’s national population projections (2004 based). The household projections are
trend based and indicate what would happen if past demographic changes continue.Full
details of these projections can be found at www.communities.gov.uk.

4.17

The table below shows the projected increase in households in the Peterborough HMA and
associated areas from 2006 to 2026. The data shows that the number of households in the
HMA is projected to increase by around 48,000 over the next 20 years (24.8%). This growth
rate represents an average of around 2,400 per year. This growth rate is slightly above the
growth rate shown in either of the two relevant regions or indeed England as a whole.
When looking at individual areas within the HMA we see that the largest projected growth is
in South Holland (33% increase over 20 years) with the lowest increase projected for
Peterborough City (18%).
Table 4.4 Household projections

East of
England

East
Midlands

England

Peterborough
HMA

Southern
Fringe

68
55
15
36
19
193
71
59
16
39
20
205
75
62
17
42
22
218
78
66
18
45
24
231
80
69
19
48
25
241
12
14
4
12
6
48
18%
26%
27%
33%
31%
25%
Source: Department of Communities and Local Government

South
Holland

2006
2011
2016
2021
2026
Change 2006-26
% change 2006-26

Rutland

Date

Peterborough

South
Kesteven

Households (thousands)

2,357
2,489
2,630
2,766
2,889
532
23%

1,841
1,948
2,058
2,161
2,251
410
22%

21,519
22,646
23,837
24,973
25,975
4,456
21%

Household size
4.18

By combining the population and household projection data we are able to consider how
average household sizes in the HMA are likely to change. The table below shows this
calculation up to 2026. It should be noted that the figures should be treated with some
degree of caution as the two datasets used have come from different sources.
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Table 4.5 Change in average household size in the HMA 2006-2026
Average
Average
Population Households
household
household
(2026)
(2026)
size (2006)
size (2026)
Peterborough
160,200
68,000
2.36
171,900
80,000
2.15
South Kesteven
129,300
55,000
2.35
144,400
69,000
2.09
Rutland
37,500
15,000
2.50
43,000
19,000
2.26
South Holland
83,200
36,000
2.31
103,300
48,000
2.15
Southern Fringe*
44,900
19,000
2.36
53,400
25,000
2.14
Peterborough HMA*
455,100
193,000
2.36
516,000
241,000
2.14
East of England*
5,567,600
2,357,000
2.36
6,224,400
2,889,000
2.15
East Midlands
4,335,200
1,841,000
2.35
4,816,800
2,251,000
2.14
England
50,714,000 21,519,000
2.36
55,823,500 25,975,000
2.15
Source: CLG and ONS household/population projections * as in the case of Table 2.1 above, the East of England figures, and the
councils within them, have household projections to 2021, rather than 2026 as do the East Midlands and its councils.
Population
(2006)

Area

Households
(2006)

4.19

As can be seen from the data above the average household size in the HMA is expected to
drop significantly from 2.36 persons per household to 2.14. This is likely to have a
noticeable impact on the types and sizes of accommodation required by local households
and may increase the requirement for smaller units to be provided. All of the areas studied
above show a similar pattern in terms of decreasing household sizes. This trend is reflected
in the Balancing Housing Markets analysis shown in Chapter 12, and in Table 12.10: where
nearly 70% of the net extra demand/need is for 1- and 2-bed dwellings.

4.20

The figure below shows the projected change in household size in the HMA for five year
bands. The figures show that the decrease in household size is expected to be fairly
consistent over the period studied.
Figure 4.6 Change in average household size in HMA
2006-2021
2.4

2.36
2.29

2.3

2.23
2.2

2.17
2.14

2.1

2.0
2006

2011

2016

2021

2026

Source: CLG and ONS household/population projections
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Summary

i)

The population of the HMA is expected to grow significantly over the next 20 years
(projected to increase by around 13%). This is based on 2004 projections, the latest
available at the time of writing this report. The East Midlands RSS is based on a ‘policy’
level of the 2003 projections, and so the figures will differ slightly on that account. In
terms of the recent upsurge of in-migration especially from the new EC accession
countries, the projections are likely to understate this mainly younger group.

ii)

The profile of the population is also expected to change substantially, in keeping with
national trends, with a large increase in those aged 60 and over and a decrease in the
population aged 35 to 49. Again this omits the in-migrant effect.

iii)

Along with the population growth the number of households in the HMA is expected to
increase by around 48,000 in the period 2006 to 2026 (around 2,400 per annum).

iv)

The knock-on effect of these changes is the prediction that average household sizes will
drop - from 2.36 persons per household in 2006 to around 2.14 in 2026.

v)

The policy implications of these changes are that there may be an increased demand for
smaller homes (as average household sizes drop) whilst the requirement for specialist
accommodation may well increase in line with the increase in the elderly population.
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5. The economic context
Introduction
5.1

Economic changes are a key driver underpinning housing markets and can have an
important influence on supply and demand including household formation rates and
households’ investment in housing. In this section we study the economic and labour force
profile in the HMA (in contrast with the regional and national situation where possible). The
data is drawn from a range of secondary sources most notably the NOMIS website
maintained by ONS (www.nomisweb.co.uk).

Employment
5.2

Measured by the most recent Annual Business Inquiry (ABI) there were 202,496 employee
jobs in the HMA in 2005. Overall growth in employment in the HMA has been significantly
above that seen in either of the two relevant regions or indeed Great Britain as a whole.
This information is shown in the table and figure below.

5.3

Looking at individual areas within the HMA it can be seen that the highest growth in
employee jobs has been in South Holland with the smallest growth being in Rutland. The
apparent growth in employment in South Holland between 1995 and 1997 is quite extreme
and appears to have a considerable influence on the figures produced for the whole of the
HMA area.
Table 5.1 Employment change 1995-2005
Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
HMA
East of England
East Midlands
Great Britain

Employment
Employment
Absolute
1995
2005
change
76,363
92,000
15,637
40,729
48,300
7,571
11,140
12,800
1,660
20,574
33,300
12,726
12,707
16,096
3,389
161,513
202,496
40,983
2,012,300
2,353,000
340,700
1,631,822
1,858,300
226,478
22,728,869
26,503,100
3,774,231
Source: ONS NOMIS website. NB Residence based.

% change
20.5%
18.6%
14.9%
61.9%
26.7%
25.4%
16.9%
13.9%
16.6%
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Figure 5.1 Indexed employment growth in the HMA (1995 – 2005)

Change in employee jobs (1995 Index=100)

165%
155%
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
Great Britain

145%
135%
125%
115%
105%
95%
1995

1997

1999

2001

2003

2005

Year
Source: ONS NOMIS website

5.4

Another measure in terms of the number of jobs is ‘job density’. This is a measure of the
number of full and part time jobs per person of working age. NOMIS data (for 2005) shows
that there are 0.87 jobs per working age person in the HMA. This is a fairly high ratio and
compares with 0.82 for the Eastern region, 0.80 for the East Midlands and 0.84 for Great
Britain.

5.5

The job density for Peterborough is particularly high (at 1.03) and underlines the
importance of the City in providing employment for people living outside the boundary. The
lower figures in the other areas in the HMA (notably the Southern Fringe and South
Kesteven) suggest that many people in these areas travel to work outside the district in
which they live.
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Table 5.2 Job density (2005)
Job density (number of jobs per
working age person)
Peterborough
1.03
South Kesteven
0.75
Rutland
0.83
South Holland
0.83
Southern Fringe
0.71
HMA
0.87
East of England
0.82
East Midlands
0.80
Great Britain
0.84
Source: ONS NOMIS website

Area

Occupation and industry
5.6

The tables below look at grades of employee (the first table setting out broad definitions).
The HMA has a lower proportion of people working in major groups 1 to 3 (generally the
most senior types of employment) when compared with either regional or national
averages. However, the data shows that this varies tremendously across the HMA. In
South Holland only 28.4% of people are employed within groups 1-3, this compares with
47.1% in Rutland. At the other end of the scale 32.3% of working people in South Holland
are within groups 8-9 (the most elementary occupations), this compares with 17.1% in
South Kesteven.
Table 5.3 Description of grades of employment

Grade of employment (Standard
Occupation Classification (SOC))

Description

Managers and senior officials - Professional occupations - Associate
professional and technical occupations
Administrative and secretarial occupations - Skilled trades
SOC 2000 major group 4-5
occupations
Personal service occupations - Sales and customer service
SOC 2000 major group 6-7
occupations
SOC 2000 major group 8-9
Process; plant and machine operatives - Elementary occupations
Source: NOMIS (from Annual Population Survey). NB Residence based.
SOC 2000 major group 1-3
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Table 5.4 Occupation structure (2005)
Employment category
Group 1-3
Group 4-5
Group 6-7
Group 8-9
36.3%
19.9%
17.7%
26.2%
42.0%
25.4%
15.5%
17.1%
47.1%
22.8%
12.7%
17.4%
28.4%
19.4%
19.9%
32.3%
36.9%
25.8%
16.6%
20.7%
37.6%
22.2%
16.9%
23.3%
43.1%
23.2%
15.4%
18.2%
39.6%
22.2%
15.1%
23.0%
42.4%
23.1%
15.7%
18.8%
Source: NOMIS (from Annual Population Survey) NB Residence based.

Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
HMA
East of England
East Midlands
Great Britain

Total
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%
100.0%

Figure 5.2 Percent of employment within SOC 2000 major grades 1-3
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Source: NOMIS (from Annual Population Survey) NB Residence based.

5.7

The map below shows people employed in positions falling into social grades 1-3 in HMA
by ward. The map has been split into five broad categories on a scale from the 22 wards
with the highest levels of people in SOC 1-3 to the 22 wards with the lowest levels in SOC
1-3 (there are 111 wards in the whole study area). There are clearly clusters of wards with
higher levels of people employed in social groups 1-3 with particular concentrations to the
South West of the study area.

5.8

South Holland stands out as having a very low proportion of people in groups 1-3 across
the whole area. Other concentrations show low proportions of people in groups 1-3 in main
urban areas (particularly Peterborough and Grantham).
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Figure 5.3 People in social groups 1-3 by ward
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data) (from 2001 Census)

5.9

The table below shows a breakdown of the types of employment in the HMA and the other
related areas. The table shows that the most important sectors within the HMA economy
are distribution, hotels & restaurants (26.8%), public administration, education & health
(23.2%) and manufacturing (17.0%).

5.10

The HMA shows a higher proportion of employment in manufacturing when compared with
the other benchmark areas (although fairly close to the East Midlands average) and a
notably lower proportion working in finance, IT, and other business activities (although
again close to the East Midlands average).
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Table 5.5 Employment types by broad sector (2005)
PeterEast of
borough
England
HMA
Manufacturing
17.0%
11.5%
Construction
4.0%
5.2%
Distribution, hotels & restaurants
26.8%
25.2%
Transport & communications
6.0%
6.6%
Finance, IT, other business activities
15.5%
20.1%
Public administration, education & health
23.2%
24.8%
Other services
4.5%
4.9%
Agriculture, fishing, energy & water
3.1%
1.7%
TOTAL
100.0%
100.0%
Source: NOMIS (from 2005 Annual Business Inquiry)
Employment category

East
Midlands

Great Britain

16.3%
5.0%
24.5%
5.4%
16.0%
26.3%
4.6%
1.9%
100.0%

11.1%
4.6%
24.1%
6.0%
20.7%
26.9%
5.2%
1.4%
100.0%

5.11

When we look at this information for the different parts of the HMA we find that
manufacturing is concentrated in South Holland with Peterborough City showing a very high
proportion of people working in finance, IT, other business activities. South Holland also
shows a high proportion of people working in agriculture, fishing, energy & water (8.7% of
employees), this figure is more than six times the average for Great Britain.

5.12

Rutland shows a particularly high proportion of people working in public administration,
education and health whilst South Kesteven shows a particularly high proportion working in
distribution, hotels and restaurants.
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Peterborough
HMA

Manufacturing
12.3%
19.3%
14.6%
22.8%
Construction
2.4%
4.6%
4.5%
5.4%
Distribution, hotels & restaurants
23.2%
31.6%
26.1%
27.6%
Transport & communications
6.5%
5.3%
2.9%
6.4%
Finance, IT, other business activities
23.6%
10.4%
13.1%
9.7%
Public administration, education & health
25.9%
22.1%
31.2%
16.2%
Other services
4.9%
4.7%
5.2%
3.2%
Agriculture, fishing, energy & water
1.2%
2.0%
2.4%
8.7%
TOTAL
100.0% 100.0% 100.0% 100.0%
Source: NOMIS (from 2005 Annual Business Inquiry)

Southern
Fringe

South
Holland

Rutland

South
Kesteven

Employment category

Peterborough

Table 5.6 Employment types by broad sector (2005)

18.1%
4.7%
24.1%
7.4%
14.5%
23.2%
4.7%
3.3%
100.0%

17.0%
4.0%
26.8%
6.0%
15.5%
23.2%
4.5%
3.1%
100.0%
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5.13

Within each of the categories shown in the above tables (with the exception of
manufacturing and construction) data can separately be provided for those working in the
tourism industry. The figure below shows the proportion of all employees who work in the
tourism industry for the various areas being studied. The data shows a considerable
variation in the proportion of employees working in tourism with the highest proportion
(10.6%) being in Rutland and the lowest (4.7%) in South Holland.
Figure 5.4 Percentage of employees working within the tourism industry
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Source: NOMIS (from Annual Population Survey)

Unemployment
5.14

The figure below shows that unemployment has been decreasing in the HMA over the past
few years. The unemployment rate in 2006 stood at 4.0%, broadly in line with the figure for
the East of England and slightly lower than the figure for either the East Midlands or Great
Britain. The figure of 4.0% is a significant drop over the past ten years from 5.8% in 1996.
This downward trend is mirrored in all of the areas studied.

5.15

Within the HMA there are considerable variations in unemployment levels. Unemployment
in Rutland in 2006 stood at an estimated 2.6% (the lowest of any area) and indeed the
figure for Rutland is low throughout the period studied. Peterborough City shows the
highest level of unemployment (5.1% in 2006). This, however, is still a significant drop from
an estimate of 8.2% in 1996.
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Table 5.7 Unemployment rates in the HMA (1996-2006)

Great
Britain

3.7%
4.2%
5.6%
5.8%
2.5%
3.3%
4.8%
5.4%
2.5%
3.3%
4.3%
4.3%
2.6%
3.4%
3.8%
4.1%
2.2%
3.0%
3.2%
3.5%
2.1%
3.2%
3.5%
3.7%
2.1%
2.7%
3.3%
3.5%
2.1%
3.0%
3.4%
3.4%
1.9%
3.1%
3.4%
3.4%
2.5%
3.7%
3.7%
4.0%
2.6%
3.8%
3.7%
4.0%
Source: NOMIS (from Annual Population Survey)

East
Midlands

Peterborough
HMA

Southern
Fringe

South
Holland

4.6%
3.9%
3.7%
3.1%
3.4%
3.0%
2.9%
2.7%
2.8%
3.5%
3.3%

Rutland

8.2%
8.5%
5.8%
5.7%
4.2%
4.8%
4.7%
4.6%
4.5%
4.9%
5.1%

East of
England

1996
1997
1998
1999
2000
2001
2002
2003
2004
2005
2006

South
Kesteven

Year

Peterborough

Area

6.4%
5.7%
4.5%
4.2%
3.6%
3.7%
3.9%
3.7%
3.7%
4.0%
4.0%

6.7%
5.4%
5.1%
5.2%
4.5%
4.6%
4.2%
4.6%
4.3%
4.6%
4.6%

7.8%
6.7%
6.1%
5.9%
5.3%
5.0%
5.1%
4.9%
4.7%
4.9%
5.0%

Figure 5.5 Unemployment rates for economically active population 1996-2006
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Source: NOMIS (from Annual Population Survey)

5.16

The map below shows unemployment in the Peterborough HMA by ward. The map has
been split into five broad categories on a scale from the 22 wards with the highest levels of
unemployment to the 22 wards with the lowest levels of unemployment (there are 111
wards in the study area).
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5.17

There are clearly clusters of wards with higher levels of unemployment and wards with the
lowest levels of unemployment although trends are not completely clear cut. In general the
data suggests that unemployment is higher in the more urban parts of the HMA and in
particular Peterborough and Grantham.
Figure 5.6 Unemployment by ward
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Skills and educational attainment
5.18

An important factor in the ability of any economy to grow is the level of skill of the
workforce. The figure below shows the skills of the HMAs workforce compared with other
areas. The HMAs' workforce generally has a lower level of skills attainment than regionally
or nationally, with only 21.8% qualified to NVQ4+ (degree level); lower than the national
level of 27.4%. However, the proportion of the working age population who have no
qualifications is slightly below the equivalent figures for either the regions or nationally.

5.19

There are again significant differences in the different parts of the HMA with Rutland having
a particularly high proportion qualified to Level 4+ whilst South Kesteven has the lowest
proportion with no qualifications. South Holland has the lowest proportion qualified to Level
4+ whilst Peterborough has the highest proportion with no qualifications. The workforce
figures include the unemployed.
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Table 5.8 Description of highest qualification obtained
Qualification level

Description

No qualifications
Level 1
Level 2

No academic, vocational or professional qualifications
1+ ‘O’ levels/CSE/GCSE (any grade); NVQ level 1; Foundation GNVQ
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
2+ ‘A’ levels; 4+ AS levels; Higher School Certificate, NVQ level 3; Advanced GNVQ or equivalents
First degree; Higher Degree; NVQ levels 4-5; HNC; HND; Qualified Teacher Status; Qualified Medical
Doctor; Qualified Dentist; Qualified Nurse: Midwife: Health Visitor or equivalents
Other qualifications (e.g. City and Guilds; RSA/OCR; BTEC/Edexcel); Other Professional Qualifications

Level 3
Level 4
Other

Figure 5.7 Educational attainment (2005-06)
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Number of businesses
5.20

Data is also available from NOMIS about the number of VAT registered businesses in the
area and how this has changed over time. This can provide a good indication of the state of
the economy as an increase in VAT registered business would suggest either new
companies moving to the area or an increase in local entrepreneurship.
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5.21

The table below shows the number of VAT registered businesses at the end of 1995 and
2005. The data shows that the number of VAT registered businesses at the end of 2005 in
the HMA was 15,274; this is an increase of 2,322 over the ten years since 1995 –
representing a 17.9% increase. The increase in businesses is higher than the equivalent
figure for the two regions and Great Britain.

5.22

The data also shows that the number of businesses has risen most sharply in Peterborough
City (up 26.8%) with the lowest increase being seen in South Holland (up only 4.9%).
Table 5.9 Change in VAT registered businesses 1995-2005

Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
Great Britain

VAT registered
businesses 1995
3,530
3,825
1,295
2,940
1,361
12,951
160,535
110,995
1,561,180

VAT registered
Absolute change
businesses 2005
4,475
945
4,610
785
1,530
235
3,085
145
1,574
212
15,274
2,322
187,625
27,090
127,590
16,595
1,792,080
230,900
Source: ONS NOMIS website

% change
26.8%
20.5%
18.1%
4.9%
15.6%
17.9%
16.9%
15.0%
14.8%

Pay levels
5.23

Income is a crucial determinant in whether or not households are able to access the private
sector housing market (whether to buy or rent). The figure below provides information on
gross weekly pay in the HMA and other areas. The figures are shown on both a workplace
and residence based approach: that is to say data is gathered on employment income from
a resident based sample, and another on a sample of employment locations. Clearly the
results can differ: in an area of high out commuting to well paid jobs there may be a much
higher residence based income as compared with the (local) employment based on
workplaces.

5.24

In this case both figures suggest that incomes in the HMA are generally slightly lower than
those in either the regions or nationally (the residence based income being around 6%
lower than the equivalent national figure). Generally, the workplace based data shows a
lower income level than the residence based figures. The implications of this are that
people living in the HMA tend to commute to higher paid jobs whilst the types of
employment available within the HMA itself are relatively poorly paid.
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5.25

Of the individual parts of the HMA the data shows that the highest income is in the
Southern Fringe (although caution must be exercised with this result as it is based on prorata data for the whole of the relevant local authorities). Moreover it is derived from two
areas of relatively high income (East Northants and Huntingdonshire) and one of relatively
low income (Fenland).

5.26

Other than this, the highest residence based income was found in South Kesteven with the
lowest being in South Holland. The highest workplace based income was found to be in
Peterborough City which is interestingly the only area where workplace incomes were
higher than residence based incomes. This suggests out commuting to higher paid jobs in
general, but the opposite in Peterborough. The local residents in Peterborough clearly do
not occupy the highest paid jobs in the district, which are more likely to be held by incommuters from other districts, including the more rural parts of the HMA.

Average (mean) weekly gross full-time income

Figure 5.8 Weekly gross pay (2006)
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5.27

The figure below shows how income levels have changed over the past few years. Incomes
in the HMA are estimated to have risen by around 14% over the period (broadly in line with
regional and national increases) although this proportion varies from 9% in Peterborough
City to 21% in South Kesteven.
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Figure 5.9 Full time incomes 2002-2006 (gross per week) – based on place of residence
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Summary

i)

The HMA has seen 25% employment growth over the last decade or so – a figure which
is above national and regional averages. There has also been a notable growth in VAT
registered businesses in the HMA over the same period.

ii)

Unemployment levels are generally low (particularly when compared with the average
for Great Britain and have declined significantly over the past few years (from around
5.8% in 1996 to 4.0% in 2006).

iii)

Generally the workforce in the HMA is less well qualified than is found nationally, with
only 21.8% qualified to NVQ4+ (degree level), lower than the national level of 27.4%. As
with most generalizations about the HMA there is an exception in the form of Rutland,
with both much higher financial capacity and prices as well as qualifications than the rest
of the HMA.

iv)

Overall, however, the economic situation in the HMA looks good. There are low levels of
unemployment and the number of businesses operating locally has been on the
increase helping to generate employment opportunities in the local economy.
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6. The current stock of housing
Introduction
6.1

Analysis of the current stock of housing allows a broad assessment of the range of
properties currently within the HMA. There are a number of data sources which provide an
overview of the current housing stock and these are examined in this chapter. Where
possible results are put in context with figures for the East of England region, the East
Midlands and national figures.

Total number of dwellings
6.2

The 2006 HSSA records 199,098 dwellings in the HMA. The growth in the housing stock
between 1996 and 2006 is shown in the figure below. The HMA has experienced a growth
of 12.2% or 21,634 dwellings over the ten year period (around 2,200 per annum). In relative
terms this growth in dwellings is above that for both of the two relevant regions, and
significantly higher than the figure for England.
Figure 6.1 Percentage change in housing stock 1996-2006 (1996=100)
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Source: HSSA and HIP data (1996-2006)
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6.3

There are differences in the growth of housing stock in the different parts of the HMA with
South Holland reporting a 16.6% increase in dwellings over 10 years – the lowest increase
being in South Kesteven at 10.0%. It is notable that all sub-areas within the HMA show
levels of dwelling growth in excess of the national average and in most cases also above
the relevant regional averages.
Table 6.1 Change in housing stock 1996-2006

Area

1996-2006
change
65,421
72,499
7,078
50,337
55,348
5,011
13,390
15,310
1,920
31,315
36,522
5,207
17,001
19,419
2,418
177,464
199,098
21,634
2,203,355
2,423,286
219,931
1,715,081
1,887,023
171,942
20,493,039
22,102,349
1,609,310
Source: HSSA and HIP data (1996-2006)
1996

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

2006

Annual
change
708
501
192
521
242
2,163
21,993
17,194
160,931

Total %
change
10.8%
10.0%
14.3%
16.6%
14.2%
12.2%
10.0%
10.0%
7.9%

Type of stock
6.4

The figure below shows the types of dwelling in the HMA. Across the HMA it is estimated
that around 40.6% of dwellings are detached (much higher than the regional or national
equivalents) whilst only 8.6% are flats/maisonettes (lower than benchmark areas). Within
the HMA we see significant differences with the proportion of detached homes varying from
27.2% in Peterborough City to 56.9% in South Holland. The proportion of flats varies from
3.4% in Rutland to 13.4% in Peterborough City. All areas apart from Peterborough show a
high proportion of detached dwellings and relatively few flats/maisonettes.
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Figure 6.2 Dwellings types (2001)
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6.5

Stakeholders raised the issue that Peterborough City has seen an increase in planning
applications for apartments and that this was not good for providing ‘mixed and balanced
communities’. The data above would provide some support for this with Peterborough
already having the largest proportion of flats of any of the sub-areas of the HMA. However,
it is worth noting that the proportion of people living in flats/maisonettes in the City is still
below the national average.

6.6

One stakeholder suggested that Peterborough City could do with more ‘executive’ homes.
In terms of balance and looking at the fact that Peterborough has by far the smallest
proportion of detached homes there is certainly some support for this case – although it
again should be noted that the City does currently have a larger proportion of detached
homes than is found nationally.

6.7

The maps below show the geographical spread of dwelling types across the HMA. We can
see a concentration of terraced and flatted accommodation in the most urban wards of the
HMA (notably Peterborough and Grantham and to a lesser extent Spalding). The district
area of South Holland appears quite exceptional in terms of the proportion of dwellings
which are detached or semi-detached homes.
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Figure 6.3 Dwelling type by ward
Detached/semi-detached
© Crown Copyright

Terraced/flat or maisonette
© Crown Copyright

© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)
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Tenure
6.8

The tenure profile of an area provides an important insight into the dynamics of a market.
Analysis of 2001 Census data reveals that in 2001 around 72% of households were owneroccupiers (including shared ownership) with 17% in the social rented sector and 11%
renting privately (including the ‘other’ group). These figures are broadly in-line with regional
and national comparative figures (although the figure for owner-occupation is slightly higher
than the national average of 69%).
Table 6.2 Tenure (Census 2001)

Peterborough
East of
East Midlands
HMA
England
Owns outright
30.0%
30.7%
30.8%
Owns with a mortgage or loan
41.4%
41.5%
40.8%
Shared ownership
0.7%
0.5%
0.6%
Council (local authority)
12.9%
11.6%
13.8%
Housing Association/RSL
3.8%
4.9%
3.7%
Private landlord or letting agency
7.5%
7.6%
7.3%
Other
3.8%
3.2%
3.0%
Total
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)
Tenure

6.9

England
29.2%
38.9%
0.7%
13.2%
6.1%
8.8%
3.2%
100.0%

Within the HMA we do see some differences between different sub-areas. The lowest
proportion of owner-occupation is found in Peterborough City (at 66%), this compares with
around 77% in both South Holland and the Southern Fringe. Peterborough City has the
largest social rented stock (22% of households living in this tenure in 2001), the lowest
being in Rutland (at 12%). The private rented sector tends to show less variation with the
smallest private rented sector being found in South Holland (9%) and the largest in Rutland
(15%). The figure for Rutland is however influenced by some military ‘tied’ accommodation
which would not be available for use by most households active in the housing market.
Table 6.3 Tenure (Census 2001)

Tenure

Peterborough

South
Kesteven

Rutland

South
Holland

Owns outright
24.6%
29.8%
35.1%
38.2%
Owns with a mortgage or loan
41.3%
43.4%
37.3%
38.1%
Shared ownership
0.5%
0.8%
0.4%
0.9%
Council (local authority)
15.8%
12.9%
8.9%
12.5%
Housing Association/RSL
5.9%
2.0%
3.0%
1.7%
Private landlord or letting agency
8.3%
7.6%
8.3%
5.3%
Other
3.5%
3.5%
7.0%
3.4%
Total
100.0%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

Southern
Fringe
31.2%
45.7%
0.4%
5.9%
6.0%
7.3%
3.6%
100.0%

Peterborough
HMA
30.0%
41.4%
0.7%
12.9%
3.8%
7.5%
3.8%
100.0%
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6.10

The maps below show the proportion of households living in each of the three broad tenure
groups (owner-occupation, social rent and private rent) by ward. The map has been split
into five broad categories (22 wards with highest proportion of households living in a
particular tenure group through to the 22 wards with the lowest proportions).

6.11

The data shows that the proportions of households in owner-occupation have no clear trend
although figures do appear to be particularly low in the main urban areas of Peterborough
and Grantham. The private rented sector on the other hand appears to be concentrated in
the South and West of the study area with several wards in each of Rutland, East
Northamptonshire and Peterborough showing high concentrations of privately rented
dwellings (related in part to the presence of RAF bases (RAF Cottesmore and RAF
Wittering). South Holland is notable for generally low levels of private renting throughout.

6.12

In the social rented sector, Rutland stands out as having the majority of wards with low
levels of social renting; the main urban areas of Peterborough and Grantham tend to show
some of the highest proportions of households in the social rented sector.
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Figure 6.4 Tenure by ward
Owner-occupied

Private rented
© Crown Copyright

© Crown Copyright

Social rented
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

6.13

Stakeholders raised concern about the increase in buy-to-let over the past few years. It has
not been possible through this study to investigate this in any detail; however interviews
with local estate/letting agents would tend to confirm that this is the case. The three
housing needs surveys/assessments carried out as part of the overall project also suggest
a significant growth in the private rented sector (certainly since 2001) with an increase of
36% in Peterborough, 25% in Rutland and 55% in South Holland. The figures for
Peterborough and South Holland are greatly in excess of the estimated national growth in
the private rented sector (of around 25%).

6.14

Despite the apparent large increase in the private rented sector in the HMA the general
view of stakeholders was that demand for such housing remains high and that ‘private
rented accommodation goes straight away’. This comment also suggests that the private
rented sector is generally priced at a level which ensures an orderly market, though one
that is partly supported by public subsidy in the form of Housing Benefit.
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Dwelling Size
6.15

Dwelling size can be an important driver, as well as a significant feature of the local
economy. The best information about the size of properties comes from the number of
rooms (as defined in the 2001 Census). It is worth noting that the definition of a room in the
Census is:
Do not count bathrooms, toilets, halls or landings, or rooms that can only be used for
storage such as cupboards
Do count all other rooms, for example kitchens, living rooms, bedrooms, utility rooms and
studies
If two rooms have been converted into one, count them as one room

6.16

The figure below shows the number of rooms in properties in the HMA. The data shows
that the dwelling stock in the HMA is generally slightly bigger than found in either of the two
regions or England as a whole. An estimated 25.1% of dwellings in the HMA have no more
than four rooms, this compares with a national figure of 32.6%. At the other end of the scale
25.9% of dwellings in the HMA have 7 or more rooms compared with 19.8% nationally.

6.17

The size of stock varies considerably across the HMA with 38.2% of dwellings in Rutland
having seven or more rooms, this compares with only 18.8% in Peterborough City. Only
19.3% of dwellings in Rutland have 4 rooms or less, compared with 29.6% in Peterborough
City.
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Figure 6.5 Size of dwelling stock (2001)
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6.18

The map below shows the average number of rooms per dwelling in the HMA by ward. The
map has been split into five broad categories on a scale from the 22 wards with the highest
average dwelling size to the 22 wards with the lowest average size (there are 111 wards in
the study area).

6.19

The data shows that larger dwellings are concentrated in the South and West of the study
area. Wards in Rutland generally are characterised by a large number of rooms as are
those in the East Northamptonshire part of the HMA. There are further concentrations of
larger dwellings within South Kesteven with a concentration of larger dwellings running
through the middle of the district and also to the very north of the local authority area.

6.20

Smaller dwellings are very much concentrated within the urban area of Peterborough
although South Holland is quite interesting in that dwellings do not appear to be particularly
large (this is despite a previous map showing the concentration of detached and semidetached homes in this area).
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Figure 6.6 Average dwelling size by ward
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Council Tax Band
6.21

A good indication of the quality and price structure of the housing stock is the distribution of
dwellings by Council Tax Band. The figure below shows that 35.5% of properties in the
HMA fall into the lowest Council Tax Band; this is well above the average for the East of
England (14.4%) and England as a whole (25.6%) but slightly below the average for the
East Midlands. The opposite trend is found when looking at the proportion of dwellings in
the highest tax bands.

6.22

There are large differences apparent in the Council Tax banding in different sub-areas of
the HMA with Peterborough City having 45.1% of dwellings in band A, this compares with
only 9.6% in Rutland. At the other end of the scale an estimated 32.5% of dwellings in
Rutland are in bands from E to H, this compares with only 5.3% in South Holland. These
findings do suggest some imbalance in the housing stock across the whole of the HMA.
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Figure 6.7 Dwellings by Council Tax Band (2004)
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Vacant dwellings
6.23

According to the 2001 Census, 3.4% of all household spaces in the HMA were vacant and
a further 0.4% were considered to be second homes (taken together this amounts to
around 7,500 household spaces). These figures are in-line with those found in the two
regions and England as a whole.

6.24

This vacancy rate implies some degree of efficiency in utilising the existing stock in the
HMA. Higher levels of second homes can put pressure on a housing market and create an
increase in prices. This scenario is likely to be limited in the HMA generally.

6.25

However, when we look at the data for sub-areas of the HMA we do find some interesting
differences. Rutland stands out as having a higher vacancy rate and a high proportion of
second homes. In 2001 second homes in Rutland were estimated to be 1.1% of the stock,
a figure more than double the national average. The lowest level of vacant dwellings was
found in South Holland where 2.7% were vacant and a further 0.3% second/holiday homes.
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Figure 6.8 Vacancy rates and second-home ownership (2001)
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6.26

The issue of second homes in Rutland was raised by stakeholders as one reason for high
prices and price increases in the area (prices and price changes are discussed in the next
chapter). One stakeholder claimed that there are now ‘over 200 second homes in Rutland’.
This statement is likely to be in excess of the true figure, but it does appear that second
homes in Rutland have increased since the 2001 Census.

6.27

The map below showing the proportions of vacant dwellings by wards has been split into
five broad categories (22 wards with the highest proportion of vacant homes on a scale
through to the 22 wards with the lowest proportions). Rutland appears to show
concentrations of vacant dwellings with a further concentration to the West of the
Peterborough City area (running into East Northamptonshire). The north of the HMA tends
to show some of the lowest proportions of vacant homes (an area crossing the boundary of
South Kesteven and South Holland).
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Figure 6.9 Vacant dwellings
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Summary

i)

In 2006 there were an estimated 199,098 dwellings in the HMA, this is an increase of
21,634 homes in about ten years.

ii)

The stock is predominantly houses/bungalows (over 90% of all stock) with a particularly
large proportion of detached homes.

iii)

A large majority of the population live in owner-occupied accommodation (72%), which is
higher than the national average and in line with the regional figures.

iv)

The HMA has higher proportions of its dwellings in Council Tax band A (the lowest
band) than national averages, thus reflecting generally cheaper dwellings in the area.
There was however wide variation in Council Tax bandings in different sub-areas of the
HMA (with Rutland in particular having very little Band A property).

v)

Vacancy rates are fairly average (as measured in 2001) with 3.8% of dwellings vacant.
Vacancy rates in Rutland were however quite high and the proportion of second homes
may be of some concern.

P age 81

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

P age 82

7 . T h e c ur r e n t h o u s in g ma r k e t

7. The current housing market
Introduction
7.1

7.2

This chapter provides information on the current housing market in the HMA. Information
provided sets out how property prices have changed in the past and puts the situation in
the HMA in a regional and national context. It should be noted that for some regional
comparisons (notably about price change trends), Land Registry data places Peterborough
within the East Anglia region (and does not have an East of England Region). The chapter
also provides an analysis of current housing market prices and rents in the HMA and an
analysis of how prices vary in different parts of the study area. Information was collected
from two main sources:
•

Land Registry

•

Survey of local estate and letting agents (including internet searches)

Before undertaking any analysis of various data available, stakeholders were asked about
their perceptions of the local housing market. This allowed us to better understand some of
the findings and helped to put the results in context.

Discussions with estate/letting agents and developers
Peterborough City
7.3

Peterborough is not a large city by national standards yet strongly influences the housing
market in several of the districts surrounding it. It is situated between the Fens to the east
(Spalding), North Northants to the south, Grantham to the North and Leicester to the west.
Notably, there is Cambridge to the south east. Rail connections are excellent to London (45
minutes) although rail connections to the suburbs are less of a feature. Rail links to
Cambridge are poor. Road connections are good in all directions although road links to
Cambridge are congested at peak times.

7.4

There is a strong employment base in Peterborough with big names like Hanson (bricks),
Perkins (engines), Caterpillar (plant), and McCain’s (chips) as well as a strong multinational
service sector.
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Outside Peterborough
7.5

Whilst the above geography is key to understanding the housing market the other
significant factor is the distinctiveness of the outlying towns of Crowland, Market Deeping,
Stamford, Oakham etc. These areas attract people who work in the area who seek a better
living environment than Peterborough currently offers. Stamford attracts senior staff some
of whom settle but some of whom seek rented accommodation to support periods of
secondments and training.

7.6

Many agents identified the market towns of Stamford, Uppingham and Oakham as being
similar destinations for buyers due to their character and location.

7.7

The study area includes part of East Northants. Parts of Rutland, Uppingham and the East
Northants town of Oundle also serve the Leicester housing market. This area is interesting
given the desirability of the location for better off households and the road and rail transport
infrastructure that enables them to commute to many destinations.

7.8

There appear to be clear and distinctive sub markets around Grantham, Stamford and most
of Rutland. The Rutland sub market would include part of East Northamptonshire.
Stakeholders also identified the Rutland area as ‘not having strong links to anywhere’. This
again seems to be largely supported by the views of agents interviewed.

The status of Grantham
7.9

Stakeholders’ views broadly support the findings from the interviews with agents with clear
support for the fact that Grantham does not sit comfortably within the HMA. Whilst it was
accepted that the southern part of South Kesteven was Peterborough facing there was a
general consensus that not all of the district has particularly strong links with Peterborough.
Indeed Grantham was considered to have its own market area with links to Nottingham
being stronger than those to Peterborough. One comment suggested for example that
‘March [which is outside the study area] connects as much to Peterborough as Grantham’.

Southern limits of the HMA
7.10

There was also some discussion about how far south the HMA might be considered to go.
There was a general view that the study area is ‘about right’ (to the south) although there
was some argument to suggest that the market may extend further into Huntingdonshire
than the three wards included within the study area.
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General price levels
7.11

The table below shows price levels in the HMA and other areas (drawn from Land Registry
data for the 2nd quarter of 2007). The data shows that price levels in the HMA are below the
average for England and Wales (around 82% of the national average) and also below the
average for the East of England region. The average price in the HMA is however slightly
above the average for the East Midlands region.

7.12

Within the HMA it is clear that there is some variation in prices with Rutland standing out as
having an average price well in excess of any of the other areas. The average price in
Rutland of £267,423 is some £82,000 more than the next highest area (South Kesteven).
The lowest prices were found in Peterborough itself closely followed by South Holland. It
should be noted that the figure for the Southern Fringe area is approximate as this is based
on pro-rata data for the whole of the three authorities concerned.

7.13

The finding of lower prices in Peterborough City matches the views provided by
stakeholders where Peterborough City was seen to have a different ‘housing offer’ to other
parts of the HMA and indeed providing housing to a different range of households.
Table 7.1 Land Registry average prices (2nd quarter 2007)
Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England & Wales

7.14

Average price
£159,730
£185,261
£267,423
£166,659
£175,776
£176,517
£220,246
£165,388
£216,272
Source: Land Registry

As % of England &
Wales
73.9%
85.7%
123.7%
77.1%
81.3%
81.6%
101.8%
76.5%
100.0%

The figure below shows overall price change since 2001 in the HMA and other areas. The
data shows significant price increase in all areas studied and that property price increases
in the HMA have broadly kept pace with other areas. Overall between 2001 and 2006 the
average price in the HMA rose by 79%, this compares with the other benchmark areas
(East Midlands – 85%, East Anglia – 71% and England & Wales – 75%).
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7.15

Within the HMA the data shows that the highest rises have been in Peterborough City (rise
of 87%) and the lowest rise in Rutland (at 48%). The latter is not surprising given the
already high prices in Rutland. In purely value terms the average property price in the HMA
rose by around £76,000; this is below the comparable figure for England & Wales (£89,000)
and East Anglia (£80,000) and is similar to the figure for the East Midlands (£75,000). Price
rises in value terms within the HMA do not vary much, ranging from £73,000 in
Peterborough and South Holland to £80,000 in South Kesteven.
Figure 7.1 Land Registry price changes 2001 - 2006 (4th quarters)
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Prices by type
7.16

In addition to providing information about overall prices the Land Registry data provides a
wealth of data about the types of properties sold (and how this varied over time). The table
and figures below show average property prices for the HMA (plus sub-areas and
benchmark areas) for each dwelling type (from Land Registry data). The volume of sales by
type is also included for all areas.
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Table 7.2 Land Registry average prices and sales (2nd quarter 2007)
Area

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales
Average price
% of sales

Dwelling type
SemiDetached
Terraced
detached
£235,350
£153,571
£126,653
24.4%
28.0%
36.0%
£242,625
£152,158
£140,145
41.2%
32.0%
22.1%
£349,529
£186,310
£183,532
51.3%
27.3%
18.2%
£204,654
£139,556
£126,035
47.1%
32.0%
18.0%
£237,602
£155,864
£133,911
36.0%
30.4%
26.0%
£239,695
£152,200
£132,796
36.6%
30.1%
26.3%
£323,440
£207,766
£176,908
26.3%
28.8%
28.3%
£243,383
£143,902
£119,791
30.0%
35.2%
28.4%
£328,949
£194,303
£172,350
20.5%
28.1%
32.1%
Source: Land Registry 2007

Flat/
maisonette
£118,247
11.7%
£120,155
4.7%
£118,583
3.2%
£102,135
2.9%
£105,376
7.6%
£115,561
7.0%
£152,184
16.6%
£120,866
6.5%
£201,391
19.2%

All
dwellings
£159,730
100.0%
£185,261
100.0%
£267,423
100.0%
£166,659
100.0%
£175,776
100.0%
£176,517
100.0%
£220,246
100.0%
£165,388
100.0%
£216,272
100.0%

7.17

The figure below shows that property prices for all dwelling types in the HMA are below
those for the East of England and England & Wales as a whole and generally very close to
the averages for the East Midlands (slightly higher for semi-detached and terraced homes).

7.18

Within the HMA the data shows that Rutland has the highest prices for all dwelling types
(other than flats/maisonettes of which there were relatively few sales). The lowest prices for
all dwelling types were found to be in South Holland. This finding is interesting as previous
data presented showed that overall South Holland did not have the lowest prices in the
HMA. This finding therefore reflects the different profile of dwellings sold in different parts of
the HMA.
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Figure 7.2 Land Registry average prices by type of dwelling (2nd quarter 2007)
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7.19

The largest volume of sales in the HMA was for detached homes (36.6%); this figure is
significantly above the average for either of the regions or England & Wales as a whole.
There are significant variations within the HMA in terms of dwelling types with all areas
other than Peterborough City having detached homes as the main sale type (only 24.4% of
sales in Peterborough City were detached homes in the 2nd quarter of 2007). In Rutland
over half of all sales were detached homes and the figure in South Holland was also very
high (at 47.1%). There were relatively few sales of flats/maisonettes within the HMA and
the majority of these were in the Peterborough City area.
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Figure 7.3 Land Registry volume of sales by type of dwelling (2nd quarter 2007)
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7.20

The figure below shows price changes in the HMA for each dwelling type from 2001 to
2006 (4th quarters). The figure shows steady increases for all types of dwelling over the
period. Overall the average price in the HMA has increased by 79%; however terraced
homes have increased by 103% whilst flats/maisonettes have increased in price by 111%.
Detached housing has increased by comparably modest 68%.
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Figure 7.4 Land Registry price changes in the HMA 2001 - 2006
(4th quarters) by type of dwelling
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7.21

The price rises for each individual property type compared with the overall average
increase appears slightly odd (i.e. an overall price increase of 79% but price increases well
in excess of this for three of the dwelling types – with the other showing a figure not much
below the average). This can be explained by the changed profile of dwellings sold in 2001
and 2006. In 2001 detached homes made up 41% of sales whilst flats/maisonettes
accounted for 4%; in 2006 the two figures were 37% and 7% respectively. This shift in the
profile of housing sold has therefore had a significant impact on the overall average price
increase when compared with the increases for various different types of housing.

Price variation
7.22

The analysis so far has concentrated on the prices for the whole of the HMA. However it is
of interest to see how these vary in different parts of the study area. We have therefore
used Land Registry data to provide an idea about the variation in prices at ward level in the
HMA.

7.23

The figure below shows the average property price by ward split into five broad categories
(from highest average price to the lowest). This shows a clear concentration of more
expensive homes to the south and west of the HMA. In particular most of Rutland and all of
the East Northamptonshire part of the HMA fall into the highest priced area. A further area
of high prices can be seen running through the middle of South Kesteven with the very
north of the HMA also showing high prices.
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7.24

Lower prices are exhibited in the most urban parts of the study area (particularly
Peterborough and Grantham although it is notable that virtually every ward in the South
Holland district appears to show relatively low prices).
Figure 7.5 Variation in property prices by ward in the HMA
© Crown Copyright

Source: Land Registry

Survey of estate and letting agents
7.25

A combination of internet searches and telephone and personal surveys of sales and letting
agents across the sub-region were used to understand the housing market in the HMA and
obtain prices/rents by number of bedrooms in the dwelling. The key measure used was to
establish entry-level prices and rents. The entry-level price/rent recorded equates to the
cheapest cost of housing in good repair of which there is a reasonable supply (and is
broadly in-line with lower quartile prices/rents).
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Properties to buy
7.26

The table below shows estimated entry-level property prices for different sizes of dwelling in
the HMA. The data suggests that there is some variation in prices in different parts of the
HMA. Rutland shows the highest entry-level prices for all sizes of accommodation with
Peterborough generally being the cheapest (albeit not much different from South Holland).
In all areas other than Peterborough City there was an insufficient supply of one bedroom
homes for a reliable estimate of prices to be obtained. This is consistent with the fairly low
levels of flatted accommodation in all areas other than the City shown by Land Registry
data.

7.27

The data suggests that a typical entry-level two bedroom home varies in price from around
£119,000 in Peterborough City to £150,500 in Rutland. For a typical first-time-buyer with
limited access to a deposit this would imply a household income requirement of somewhere
in the region of £30,000 to £40,000 for the housing to be affordable. It should be noted that
the figures below are district-wide estimates. Individual housing needs assessment/survey
reports for these Councils provide more information about price differences within the local
authority area.
Table 7.3 Entry-level purchase prices by size of dwelling
South
Rutland
South Holland
Kesteven
£87,000
£119,000
£125,500
£150,500
£122,500
£143,000
£150,000
£184,500
£146,000
£192,500
£199,500
£259,000
£198,500
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)

Accommodation size
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms

7.28

Peterborough

Southern
Fringe
£128,000
£160,500
£214,500

Information was also sought on new developments in the HMA. The data would suggest
that new build properties are somewhere in the region of 25-35% more expensive than
existing homes of a comparable size.

The private rented sector
7.29

A similar exercise was carried out with regard to private rented properties. Overall the
private rented sector in the HMA is smaller than the national average (it is estimated (from
2001 Census data) that 7.5% of households live in the private rented sector (excluding
those in tied accommodation or other housing not generally accessible to the public)) this
compares with about 9% nationally although both of these figures will have risen since
2001.
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7.30

In the private rented sector there appears to be relatively few larger (four or more bedroom)
properties available and as a result the rental figures should be treated with caution. The
variation in rents in different parts of the HMA was generally found to be fairly small.

7.31

The table below shows an estimate of the entry-level costs of private rented
accommodation in each part of the HMA. The data suggests that one bedroom properties
start from around £84-£105 per week rising to around £165-£173 for a four bedroom home
depending on location.
Table 7.4 Entry-level private rental costs by size of dwelling (per week)
South
Rutland
South Holland
Kesteven
£86
£87
£91
£84
£111
£110
£114
£104
£127
£128
£136
£122
£173
£165
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)

Accommodation size
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms

Peterborough

Southern
Fringe
£105
£115
£130
-

7.32

Some stakeholders suggested that there had been a significant rise in the cost of private
rented housing over the past few years and that this meant that many households are now
struggling to access the private rented sector. There is, however, no evidence to suggest
that private rental increases have been any greater than the rise in local incomes
(nationally there is a very close correlation between incomes and private rents).

7.33

It was suggested that part of the problem highlighted by stakeholders was the fact that
many of the households trying to access the private rented sector are households which
might ‘traditionally’ have accessed social rented housing but are now prevented from doing
so due to a lack of supply. Such households are having difficulty accessing housing due to
low incomes rather than increased cost of private rented housing (this theory was generally
supported by stakeholders).

The social rented sector
7.34

The main other form of housing available in the HMA (other than to purchase or privately
rent) is social rented housing. Therefore to complete the housing cost profile in the local
market it is appropriate to present information on the cost of social rented housing. The cost
of social rented properties by dwelling size can be obtained from CORE and these are
presented in the table below. CORE (Continuous Recording) is a national information
source funded jointly by the Housing Corporation and the CLG that records information on
the characteristics of both housing association and local authority new social housing
tenants and the homes they rent and buy. As can be seen, the costs are significantly below
those for private rented housing indicating a substantial potential gap between the social
rented and market sectors.
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Table 7.5 Social rented cost in the HMA (per week)
Accommodation size
1 bedroom
2 bedrooms
3+ bedrooms

Peterborough
£53
£64
£70

South
Rutland
Kesteven
£52
£55
£65
£65
£69
£73
Source: CORE data

South Holland
£52
£65
£68

Southern
Fringe
£58
£67
£75

Summary

i)

Average property prices in the HMA are below national averages and as of the 2nd
quarter of 2007 the average property price in the HMA was estimated to be £177,000.

ii)

There are however significant variations by location with the average price in Rutland
recorded as £267,000 compared with the average for Peterborough City of £160,000.

iii)

Prices have risen significantly over the past five years with the HMA recording an
average increase of around 79% (and much higher for some property types).

iv)

The survey of estate and letting agents (including internet searches) identified an
entry-level (2 bedroom) price of around £120,000 in Peterborough City – rising to
£150,000 in Rutland. Private rents (again for a two bed home) typically starting at
around £105-£115 per week (around £475 per month).

v)

Overall the housing market in the HMA seems buoyant; prices having increased
considerably over the last 5 years and no evidence of a lack of demand for housing in
the area.
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8. Overcrowding and under-occupation
Introduction
8.1

Studying levels of overcrowding in the housing stock is an important part of the subregional SHMA. This is strongly recognised in the guide which notes that ‘if overcrowding is
an issue, building one new larger property could help to resolve the needs of several
households as households “move up” through the system into larger properties’. It should
be noted that this chapter does not include migrant workers, who are separately considered
in Chapter 16 below. It should also be noted that there are different sources of information
and definitions used in this field, so that figures will vary according to source.

8.2

In addition, where there are significant levels of under-occupancy it may be desirable to
establish a package of measures to assist households to move to more suitably sized
accommodation and as a result provide family sized housing for larger households.

Census data
8.3

The most complete source of information about overcrowding at a local level is the 2001
Census. Although this is now rather out of date it does provide us with the opportunity to
compare the broad situation in the Peterborough HMA with other benchmark areas.

8.4

One drawback of the Census data is that it does not provide information against the
generally accepted measure of overcrowding (the bedroom standard) instead using an
occupancy rating (based broadly on persons per room). The general method is that all
households should have one common room and there should be one additional room for
each household member. Therefore a five person household living in a five room dwelling
would be considered as overcrowded (the method also means for example that all
households living in bedsits or studio flats are automatically considered to be overcrowded).

8.5

The table below shows occupancy rating data for the HMA, the two relevant regions and
England. The data shows that households in the HMA are generally less likely to be
overcrowded (negative occupancy rating) when compared with any of the other areas
(3.7% of households have a negative occupancy rating compared with 7.1% nationally). In
addition, a significant proportion might be considered to be under-occupying (positive
occupancy rating).
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Table 8.1 Occupancy rating in the HMA
Area
PeterOccupancy rating
East of
East
borough
England
England
Midlands
HMA
Occupancy rating of + 2 or more
58.3%
53.4%
54.7%
49.1%
Occupancy rating of + 1
24.5%
25.1%
26.0%
25.5%
Occupancy rating of 0
13.5%
16.4%
14.9%
18.2%
Occupancy rating of -1 or less
3.7%
5.2%
4.5%
7.1%
All households
100.0%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data). Negative occupancy, as explained in the text above, means
overcrowding (the dwelling lacks rooms in relation to the household size living in it)

8.6

The table below shows occupancy rating data for the HMA and the various sub-areas. The
data shows that the highest level of overcrowding (by some margin) is found in
Peterborough City. In total 5.6% of households in Peterborough are considered to be
overcrowded, the next highest figure is 2.9% in South Kesteven. Peterborough also shows
the lowest level of under-occupancy (at 75.8%); all other areas have over 85% of
households with a positive occupancy rating.
Table 8.2 Occupancy rating in the HMA
Area

Occupancy rating

Peterborough

South
Kesteven

Rutland

South
Holland

Occupancy rating of + 2 or more
49.9%
62.4%
68.2%
62.2%
Occupancy rating of + 1
25.9%
24.1%
18.9%
25.0%
Occupancy rating of 0
18.6%
10.7%
10.3%
10.2%
Occupancy rating of -1 or less
5.6%
2.9%
2.6%
2.6%
All households
100.0%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

8.7

Southern
Fringe
62.2%
23.6%
11.7%
2.4%
100.0%

Peterborough
HMA
58.3%
24.5%
13.5%
3.7%
100.0%

The map below shows the spatial distribution of overcrowding in the HMA at ward level.
This shows a considerable difference between different areas with broadly speaking the
urban wards (in Peterborough and Grantham) having higher concentrations of overcrowded
households and wards to the south and west generally showing lower levels of
overcrowding. Figures for under-occupancy (were these to be mapped) unsurprisingly show
the opposite pattern.
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Figure 8.1 Spatial distribution of overcrowding in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

8.8

The table below shows overcrowding by tenure in the HMA and other associated areas.
The data shows that overcrowding is relatively rare in the owner-occupied sector (1.9%). In
contrast it is estimated that 8.7% of households in the social rented sector and 7.8% in the
private rented sector are overcrowded. Peterborough City shows the highest levels of
overcrowding in all tenure groups although in all cases the figures are below national
averages. It is important to note that the 2001 Census pre-dates the recent high levels of inmigration to the area.
Table 8.3 Overcrowding by tenure (2001)
OwnerSocial rented
Private rented
occupied
Peterborough
3.0%
11.1%
9.8%
South Kesteven
1.3%
7.2%
7.1%
Rutland
1.3%
8.4%
4.4%
South Holland
1.5%
5.5%
7.5%
Southern Fringe
1.4%
5.8%
6.0%
Peterborough HMA
1.9%
8.7%
7.8%
East of England
2.6%
12.1%
12.2%
East Midlands
2.2%
10.3%
10.2%
England
3.3%
14.9%
16.4%
Source: Office for National Statistics 2007 (from 2001 Census data)

Area

Total
5.6%
2.9%
2.6%
2.6%
2.4%
3.7%
5.2%
4.5%
7.1%
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Survey data
8.9

Using data from the various housing needs surveys/assessments we are able to study
levels of over-crowding using the bedroom standard. Essentially this is the difference
between the number of bedrooms needed to avoid undesirable sharing (given the number
of household members and their relationships to each other) and the number of bedrooms
actually available to the household. The bedroom standard also provides the opportunity to
look in more detail at households who under-occupy their dwelling.

8.10

The standards used to check for overcrowding/under-occupation were as follows:
•

•

8.11

Overcrowding: each household was assessed as to the number of bedrooms
required. Any household without enough bedrooms was deemed to be overcrowded.
Under-occupation: households with more than one spare bedroom are deemed to
be under-occupied.

The table below shows a comparison between the numbers of bedrooms in each home
against the number of bedrooms required for all households. The data has been
standardised so that the total number of households is equal to the estimated figure for the
whole of the HMA shown from national household projections (in Chapter 3).
Table 8.4 Overcrowding and under-occupation (HMA 2007)
Number of
bedrooms required

Number of bedrooms in home
2
3
4+
39,773
49,240
17,116

TOTAL
118,210

1 bedroom

1
12,081

2 bedrooms

600

8,456

25,607

13,967

48,630

3 bedrooms

35

955

12,223

9,666

22,879

4+ bedrooms

0

191

1,105

1,985

3,281

12,716

49,375

88,174

42,735

193,000

TOTAL

Source: Fordham Research Peterborough sub-regional SHMA 2007

KEY:

Overcrowded households

Under-occupied households

Note: The bottom two cells of the 4+ bedroom column contain some households
that are either overcrowded or under-occupied – for example they may require
three bedrooms but live in a five bedroom property or may require a five bedroom
property but are currently occupying a four bedroom property.

8.12

The estimated number of overcrowded and under-occupied households is as follows. Again
it should be noted that this does not include migrant worker households (the topic is
separately addressed in Chapter 16 below).
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Overcrowded: 1.7% of households = 3,220 households
Under-occupied: 42.6% of households = 82,221 households

•
•
8.13

The latest Survey of English Housing (SEH) data on overcrowding suggests that nationally
around 2.5% of households are overcrowded. Further survey data suggests that
overcrowded households are more likely to be living in rented accommodation, tend to have
low incomes and are particularly likely to state a need or likelihood of moving home over
the next two years.

Summary

i)

Census data suggests that there are relatively low levels of overcrowding in the HMA.
However, overcrowding does appear to be concentrated in certain areas (notably
Peterborough City and Grantham).

ii)

Results from household survey data suggest that on average 1.7% of all households are
overcrowded and 42.6% under-occupy their dwelling. These averages contain quite wide
variations. The information comes from all the HNS (and in the case of the Southern
Fringe parts of HNS) for the whole HMA.

iii)

The owner-occupied sector shows the lowest level of overcrowding; whilst the social
rented sector has the highest level of overcrowding.

iv)

Overcrowded households tend to have low incomes and are far more likely to state that
they need or expect to move than other households.
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SECTION C: HOUSING NEED AND DEMAND
This section looks at estimates of the need for affordable housing in the HMA and also the
potential future demand for housing. To inform this section, data has been taken from published
sources (such as the HSSA) as well as from the most recently completed housing needs
assessments/surveys for each local authority.

Chapter 9 – Financial capacity
As noted in the first section (national and regional trends) the fact that over two thirds of
households now own their homes, and most have owned them for several decades means that
financial capacity (income+savings+equity) is the appropriate measure for assessing the ability to
afford housing. This chapter outlines the position in the HMA.

Chapter 10 – Affordability and Housing Need
This chapter looks at a range of information about likely current and future housing needs in the
HMA. The chapter looks at price/income ratios (and how these have changed over time), the
Housing Register (including homelessness) as well as housing needs survey/assessment data
about affordable housing needs. The chapter therefore provides a broad overview of affordability
issues in the HMA and the various sub-areas within the area.

Chapter 11 – Patterns of household movement
In considering the wider housing market, it is important to examine the flows of household
movements within and between HMAs. This chapter examines not only the patterns of movement,
but how the various tenure groups housing movement patterns vary.

Chapter 12 – Housing Market Balance
This chapter mainly uses data presented in housing needs assessments/surveys to assess the
likely demand for housing in the future of all tenures. This is contrasted with the likely provision of
additional housing to help make suggestions about overall shortfalls in provision (by size and
tenure).
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9. Financial Capacity
Introduction
9.1

An important part of the sub-regional SHMA is an assessment of the financial situation of
households, as there is no comprehensive (secondary) source for such data. Data were
therefore collected in the survey on a range of financial information (including incomes,
savings and equity). The latter combination of statistics, termed ‘financial capacity’ is
essential to assess the ability of households to afford housing.

9.2

This chapter looks at the financial situation of households in the whole HMA. The individual
Housing Need Surveys (HNS) for each district provide more detailed financial information,
and the next chapter, in assessing affordability, looks at household incomes per district.

Financial capacity
9.3

The next chapter examines price income ratios, which are an established measure of
affordability. However they do not enable a proper study of housing markets, as they omit
two essential elements of affordability that affect most households: savings and owned
equity. Since 70% or so of households have owned housing for a decade or more, the
dynamics of the housing market can only be understood by looking at all three elements:
Financial capacity: income+savings+equity

9.4

This chapter builds up financial data on households in the sub-region to provide information
on the financial capacity of key groups of households.

Household income
9.5

Survey results for existing household income in the sub-region estimate the median gross
household income (including non-housing benefits) to be £20,376 per annum. The mean
household income is £27,649 per annum whilst the lower quartile income in the sub-region
is £10,250. The figure below shows the distribution of income in the sub-region.
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Figure 9.1 Distribution of annual gross household income
35%
28.8%

30%
25%
20.7%
20%

19.1%

15%
10.0%

9.8%

10%
5.7%

5.9%

5%
0%
up to £10k £10k-£20k £20k-£30k £30k-£40k £40k-£50k £50k-£60k

£60k+

Source: Peterborough sub-regional SHMA 2007 – household survey data

9.6

The median amount of household savings in the sub-region is £2,374. The mean was
noticeably higher at £22,694, skewed by a small number of households with a very large
amount of savings. The lower quartile value was £0. The figure below shows the
distribution of savings in the sub-region.

9.7

This can be compared with regional and national figures indirectly through the weekly pay
data (Figure 5.8 above). The comparisons (using residence based pay as the appropriate
figure) show:
Table 9.1 Residence based pay comparisons
Area
Peterborough sub-regional HMA
East of England
East Midlands
Great Britain

Weekly pay
£421
£470
£427
£450

Source: Figure 5.8 above

9.8

This table shows that the HMA has earnings of about 94% of the national level, and its
average is lower than either of the two regions to which parts of it belong, although it is
quite close to the lower average incomes shown by the East Midlands. Earnings in the
HMA are clearly at a modest level by national standards.

9.9

An estimated 62.3% of households had less than £5,000 in savings whilst 10.8% had
savings of over £40,000. Households with no savings also include those in debt.
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Figure 9.2 Household savings
33.1%

35%

29.2%

30%
25%
20%
15%

9.5%

10%

10.8%

10.5%
6.9%

5%
0%
No
Under £5k £5k - £10k
savings

£10k £20k

£20k £40k

Over £40k

Source: Peterborough sub-region SHMA 2007 – household survey data

9.10

It is of interest to study the amount of income that households are spending on their
housing costs (whether rent or mortgage). The figure below shows the number of
households in each tenure group by what proportion of income is spent on housing. The
figure shows that whilst households in the owner-occupied and private rented sector are
most likely to spend less than 25% on housing costs there are a number of households
spending over 25% and in some instances in excess of 50%. Households paying more than
50% are most likely to be found in the social rented sector.
Figure 9.3 Percentage of income spent on housing costs by tenure
80%

71.3%

70%

Up to 25%
25% to 50%
Over 50%

60%

47.2%

50%
40%
30%

33.0% 33.1% 33.9%

31.6%

23.0%

21.2%

20%
10%

5.7%

0%
Owner-occupied (with
mortgage)

Social rented

Private rented

Source: Peterborough sub-region SHMA 2007 – household survey data

P age 105

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

9.11

As can be seen, about two thirds of owner occupiers, a third of social renters and just less
than half of private renters spend 25% or less of their income on housing. Practice
Guidance of March 2007, followed a line of Guidance which suggested that households,
especially poorer ones, should not spend more than 25% of their income on housing.

9.12

Version 2 of the Practice Guidance has relaxed this rule and allows such bodies as the subregional SHMA Steering Group to nominate higher proportions of income to be spent on
housing. There are practical problems to using much higher proportions of income on
housing when addressing the needs of lower income households. The above figures group
all households per tenure. If households on say £15k were considered, and the implications
of 35% of income on housing were pursued, it would be found that such a household is
unlikely to be able to survive on a proportion much above 25%.

9.13

Nevertheless it is clear from the table that the majority of all renters (social and market)
have to spend much more than 25% of their income on housing. This is ameliorated in
many cases by the subsidy represented by Housing Benefit.

Median financial capacity
9.14

The following table provides the median financial capacity figures by tenure. Median is used
because it provides a ‘typical’ figure (the middle household in the range) and is not distorted
by there being a few very wealthy households at the top end of the range, as the average
is. The overall difference when using average rather than mean is shown above (para 9.5)
where the overall mean household income for the HMA is shown to be about £28k, as
compared with the median of £20k.
Table 9.2 Median financial information by tenure

Median annual
Median
gross household
Median equity
savings
income
Owner-occupied (no mortgage)
£15,999
£16,359
£169,821
Owner-occupied (with mortgage)
£33,090
£1,785
£77,189
Social rented
£8,416
£339
£0
Private rented
£17,778
£631
£0
AVERAGE
£20,376
£2,375
£74,634
Source: Peterborough sub-region SHMA 2007 – household survey data
Tenure

9.15

Financial
capacity
£234,176
£178,246
£25,588
£53,966
£138,137

The total financial capacity figure is based on a X3 multiple of income for mortgage.
However as can be seen from the table, the general conclusion would be similar if a X4
multiple were taken, and for lower income households it is unlikely that they would be much
above a X3.5 multiple. With that note, the table shows some striking results:
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9.16

i)

For owners without mortgage (many of them retired) the proportion of equity and
savings in overall financial capacity is about 80%. Even if a 3.5 multiple were used,
the non-income element would still be about three quarters of the overall purchasing
power of this group.

ii)

For owners with mortgages the proportion of non income elements of financial
capacity falls to 44%, and would go down to nearer a third if the income multiple
were raised to X3.5.

iii)

In the case of both rented tenures, there is only a small savings figure (it can be
much higher in other HMAs) and of course no owned equity (though such
households may be able to borrow or gain equity from other family members when
considering a purchase). The financial capacity of such households varies
considerably with tenure. The private rented households have about twice the
financial capacity of the social renting ones. This is normal, as the private rented
sector contains both households who are too poor to enter the market (and who
depend on Housing Benefit to do so) and those who are aspiring towards buying,
(and who have much higher incomes).

iv)

When compared with the price of entry level purchase housing (which can be seen,
for instance, from Table 21.2 below) to be about £180 per week (for a second hand
two bed dwelling, varying a little by area within the HMA) it is obvious that none of
the renting households has any hope of climbing to full scale equity ownership.
Even the private renters, on average, have only about a third of the necessary
financial capacity, and this would not be materially altered by taking a higher
mortgage multiple. Of course within the broad private renting group there will be
households on much higher incomes who can consider purchase, with or without
the assistance of the ‘bank of Mum and Dad’.

Table 9.2 therefore presents the stark affordability issue: with the inclusion of financial
capacity it can clearly be seen that those without a mortgage could on average easily afford
the £180 per week of an entry level purchase cost in the HMA. Those with mortgages
(financial capacity £178k or more on a higher multiple) will in many cases have bought at
lower prices than prevail today but in any case have about the necessary financial capacity
to access at today’s prices even on a X3 multiple. But both groups of renting households
are nowhere near being able to afford to buy.

Financial capacity of moving and non-moving households
9.17

The dynamics of the housing market are driven by those who are moving. The following
analysis shows the financial capacity of households (again using a X3 multiple) according
to tenure and according to whether they have moved into the HMA, within it, or not moved
at all recently.
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9.18

The following table presents the financial capacity for owners in the sub-region.
Table 9.3 Financial Capacity of owners
Moves in the last two
years

Median annual
gross household
income
£31,489
£32,330

Median
savings

Median
equity

Moved into the HMA
£3,511
£82,927
Moved within the HMA
£2,168
£65,599
Did not move home in
£23,705
£4,885
£124,842
the last two years
Source: Peterborough sub-region SHMA 2007 – household survey data

Financial
capacity
£180,904
£164,757
£200,843

9.19

As can be seen from the table above, the non-movers show much higher financial capacity
than the recent movers, while those who moved into the HMA are wealthier than those who
moved within it. Although those who moved in are less wealthy than those who did not
move, they have a noticeably higher financial capacity than the internal movers. They also
have a slightly higher financial capacity than the all mortgage group shown in the previous
table. Hence the in-migrant purchasers, who are mostly likely to be on a mortgage (since
the area is not a primary retirement one), are at least maintaining the average financial
capacity of their section of owners.

9.20

The internal movers are distinctly less well off than the in-movers. It must again be borne in
mind that since they are an average of those who moved in the past two years, they will
mostly have done so at lower prices than the current ones. Moreover they may also have
done so at a higher multiple than X3. At the same time they are clearly not able to afford
much more, on average, than an entry level second hand dwelling, and again on average
not able to afford newbuild.

9.21

The following table presents the financial capacity for private renters in the sub-region, by
their location of their previous home.
Table 9.4 Financial Capacity of private rented households
Moves in the last two
years

Median annual
gross household
income
£24,569
£18,625

Median
savings

Median
equity

Moved into the HMA
£895
£0
Moved within the HMA
£320
£0
Did not move home in
£15,089
£712
£0
the last two years
Source: Peterborough sub-region SHMA 2007 – household survey data
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9.22

The table for private renters provides an interestingly different pattern from that for owners.
Where the highest financial capacity for owners is found among those who have not
recently moved, the non-moving private renters showed the lowest financial capacity. The
in-moving ones show much higher financial capacity than either internal movers or nonmovers. This suggests that private renters (who are in any case much more mobile than
any other tenure group) move more in the hope of ascending the housing ladder than for
other reasons. The incomers to the area clearly raise the financial capacity of private
renters generally.

9.23

However it is clear that even the in-moving private renters are well short of being able to
buy: even on a X4 multiple they would on average only have £100k of buying capacity. As
can be seen from the detailed Land Registry data (Table 7.2) this would not even buy a flat
in the cheapest area (South Holland: £102k, while in Peterborough with more job
opportunities, flats average £118k).

9.24

Within that average, however, there will be those who can rise above the £180 per week
general threshold for purchase cost in the sub-regional HMA, while others will benefit from
loans or gifts of equity from relatives etc to enable them to make the step into ownership.

9.25

The following table presents the financial capacity for social renters in the sub-region, by
the location of their previous home.
Table 9.5 Financial capacity of social rented households
Moves in the last two
years

Median annual
gross household
income
£6,782
£8,837

Median
savings

Median
equity

Moved into the HMA
£558
£0
Moved within the HMA
-£79
£0
Did not move home in
£8,446
£402
£0
the last two years
Source: Peterborough sub-region SHMA 2007 – household survey data

Financial
capacity
£20,905
£26,433
£25,739

9.26

The profile of social renting movers is almost the opposite of the private renters: the lowest
financial capacity is shown by in-movers, while the non-movers and the internal movers
both show about the same level. Clearly very few of this group, even allowing for the
variations around the average, are likely to be within practical distance of any form of equity
ownership.

9.27

The fact that incomers are noticeably poorer than the other two groups may indicate that
there is social rented housing available within the HMA to a greater extent than elsewhere
and hence that there is an attraction factor for this group. As a generality, social renters do
not move far, and when they do move for longer distances it is quite possible that the
perceived availability of existing social rented housing stock is an attractor.
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Summary

i)

The collection of financial information is a fundamental part of any assessment of
housing need and future housing demand. The survey estimates that mean annual
gross household income (including non-housing benefits) across the HMA is some
£27,649 but the median is only about £20k, showing the influence of relatively few high
earners on the average. Average earnings, however, are noticeably below the national
average (94% of it), and below both of the regional averages to which parts of the HMA
belong.

ii)

It is also clear that there is a degree of housing stress, in that only a third of social
renters and a half of private renters spend 25% or less of their income on housing. A
third of social renters and a fifth of private renters pay more than 50% of their income on
housing (though they may also receive financial support). However a third of owners
also pay more than 25% of income on housing, and 6% more than 50%, and they are
unlikely to receive much subsidy.

iii)

The financial capacity figures (income+savings+equity) show that both types of owners
(with and without mortgage) rely more heavily on equity rather than upon income to
provide the financial capacity they require when buying. The non-income element of
financial capacity varies from half to three quarters of the overall financial capacity.

iv)

When tenure groups are examined, in terms of whether they have recently moved, it is
clear that owners coming into the HMA have a higher financial capacity than those
moving within the HMA, although both sets of movers are lower than those who have
not recently moved. Private renters show a more extreme pattern: the incomers to the
HMA have a much higher financial capacity than the internal movers and non-movers.
This suggests a search to buy within the HMA on the part of the in-movers, though
without equity from relatives they are still far short of being able to buy at the average
entry price.

v)

For social renters the reverse pattern is shown: the poorest are those entering the HMA,
perhaps drawn by the availability of social rented housing.
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10. Affordability and Housing Need
Introduction
10.1

This chapter of the report pulls together various sources of information about housing
needs and affordability issues in the HMA. This report does not provide a full assessment of
housing need as this exercise has been undertaken separately through survey based
housing needs assessments (HNA) for each of the individual local authorities. The Practice
Guidance suggests an approach based entirely on secondary data, mainly the Housing
Register. This has not been followed here, as the primary data offers a much more reliable
route. Past analyses by Fordham Research of sets of Housing Registers have suggested
that many (often the majority) of those on the register are not in housing need, as defined
by CLG, while at the same time a major proportion of the households in housing need are
not on any register.

10.2

The primary and secondary data based analysis in the individual HNA therefore provides
the most reliable evidence on which to conduct the CLG Needs calculation. These
individual reports should be examined by those who wish to see the detailed housing needs
figures. Data from the various HNAs has been used in this report to provide a background
to the analysis undertaken.

10.3

Each of the seven local authorities which form part of the HMA have conducted HNA over
the past few years (three of which were conducted as part of this assessment with reports
provided under separate cover). A summary of the current position for each of the relevant
authorities is summarised below:
•
•
•
•
•
•
•

10.4

Peterborough – HNA 2007 carried out as part of this assessment
South Kesteven – HNS 2006
Rutland – HNA 2007 carried out as part of this assessment
South Holland – HNA 2007 carried out as part of this assessment
East Northamptonshire – Survey based assessment carried out as part of the North
Northamptonshire SHMA in 2007
Huntingdonshire – Survey based HNA carried out in 2002 and updated in 2006
Fenland – Survey based HNA carried out in 2003 and updated in 2006

It can therefore be seen that in all of the main four authorities in the HMA (Peterborough,
South Kesteven, Rutland and South Holland) there are very up-to-date housing needs
assessments. In the other three (partial) local authorities the data is fairly up-to-date. Hence
it seems reasonable to rely on this information for some of the analysis conducted.
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Price: income ratios
10.5

Although price/income ratios alone tell us relatively little about affordable housing
requirements in an area (with affordability more properly taking into account the full range
of financial capacity (as set out in the previous chapter) it is of interest to briefly chart how
this ratio has been changing over time.

10.6

As can be seen from the evidence in the previous chapter, income is in the case of some
tenure groups only a minor part of overall financial capacity and for all who are owners is
not much more than half of the purchasing power of those groups.

10.7

For those groups (private and social renters) where income is the main or only element of
financial capacity that they have, there is no practical sense in a price/income ratio, as they
are far away from being able to buy housing at all. Hence the price income ratio makes little
practical sense.

10.8

Moreover, as will be seen from the last section of this report and particularly in relation to
the discussion of weekly costs (Table 21.2) what actually matters is the relative affordability
of different types of housing, not its relationship to income. The judgement as to the
affordability of a given type of new housing should be made in relation to its weekly cost, as
that is what makes it affordable in whichever of the housing gaps it belongs.

10.9

However price income ratios have a long history and have, albeit mistakenly, been used by
Government to assess the affordability of housing for many years. As a result it is worth
briefly considering the position in this HMA.

10.10 The table and figure below show how the price/income ratio has changed over the past four
years. Data for income is taken as the mean full-time individual income from the Annual
Survey of Hours and Earnings (ASHE) whilst average prices are taken from the Land
Registry (4th quarters). The figures for the Southern Fringe should be treated with some
caution as these are based on pro-rata figures for the whole district (this is unlikely to have
any measurable impact on the figures for the HMA as a whole).
10.11 The data shows that there has been some increase in price/income ratios over the past four
years. Across the HMA the ratio has increased from 5.3 in 2002 to 6.5 in 2006. The change
in this has not however been uniform over time or indeed for individual parts of the HMA.
The ratio increased mostly in the period from 2002 to 2004 (rising from 5.3 to 6.4) before
dropping slightly in 2005 and increasing again in 2006. Peterborough City appears to show
the greatest rise over the four year period (from 4.5 to 6.4) with both Rutland and South
Kesteven showing relatively little change over the period.
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10.12 The data is also notable for the fact that Rutland has consistently had a higher price income
ratio than any of the other areas, in 2002 the ratio in Rutland stood at 8.1 (notably higher
than the next highest in South Kesteven at 5.5), by 2006 this had risen slightly (to 8.4) still
noticeably higher than the next highest (in South Holland at 7.0).
Table 10.1 Average full-time incomes in the HMA (2002-2006)
Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA

2002

2003

2004

2005

2006

£23,400
£23,818
£22,816
£21,640
£23,449
£23,150

£23,339
£25,022
£25,650
£22,176
£24,103
£23,856

£24,406
£26,785
£27,268
£22,119
£25,731
£25,010

£25,425
£29,876
£27,093
£23,363
£27,137
£26,607

£24,702
£29,883
£28,596
£23,134
£28,102
£26,523

NB The figures here are means, while those in Figure 5.8 above are medians
Source: Annual Survey of Hours and Earnings (ASHE)

Table 10.2 Average property price in the HMA (2002-2006)
Area

2002

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA

2003

2004

£105,849 £132,465
£142,213
£130,966 £147,314
£173,591
£185,239 £218,642
£235,794
£110,399 £134,952
£141,674
£126,436 £149,806
£161,158
£122,052 £145,565
£160,193
th
Source: Land Registry (4 quarters)

2005

2006

£145,524
£174,079
£229,047
£149,022
£169,086
£163,125

£157,226
£177,339
£238,931
£161,867
£175,531
£171,976

Table 10.3 Price:income ratio in the HMA (2002-2006)
Area

2002

2003

2004

2005

Peterborough
4.5
5.7
5.8
5.7
South Kesteven
5.5
5.9
6.5
5.8
Rutland
8.1
8.5
8.6
8.5
South Holland
5.1
6.1
6.4
6.4
Southern Fringe
5.4
6.2
6.3
6.2
Peterborough HMA
5.3
6.1
6.4
6.1
Source: Annual Survey of Hours and Earnings (ASHE) & Land Registry (4th quarters)

2006
6.4
5.9
8.4
7.0
6.2
6.5
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Figure 10.1 Price:income ratio (2002-2006)
9

Price:income ratio

8

7

6
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA

5

4
2002

2003

2004
Year

2005

2006

Source: Land Registry and Annual Survey of Hours and Earnings

Findings from local housing needs assessments/surveys
10.13 Each of the seven local authorities in the HMA have produced housing needs surveys/
assessments over the past few years. Although studies were produced at different points in
time the results should be comparable. This is due to the fact that all reports have been
conducted under the same methodology (as found in published guidance) and whilst more
recent CLG Guidance has slightly altered the model for assessing affordable need the
differences are expected to be slight.
10.14 The table below shows the estimated annual need from each authority’s housing needs
assessment/survey. The figures for the Southern Fringe are taken on a pro-rata basis from
the most recent data available for each of the three local authorities involved. In purely
numeric terms the highest need has been found in Peterborough City (at 808 per annum)
with the smallest in Rutland (133 units). If we standardise the data by the estimated number
of households in each area (using CLG household projection data) then we find that the
highest proportionate need is in South Holland with the lowest in Rutland.
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Table 10.4 Annual need for affordable housing
Annual net
Estimated
Need per
affordable
number of
1,000
need
households
households
Peterborough
808
68,000
11.9
South Kesteven
646
55,000
11.7
Rutland
133
15,000
8.9
South Holland
475
36,000
13.2
Southern Fringe
212
19,000
11.2
Peterborough HMA
2,062
193,000
10.7
Source: Local housing needs surveys/assessments

Area

10.15 As might be expected there was quite a lively debate at stakeholder consultation sessions
about affordable housing provision with representatives from the development industry
providing a considerable amount of useful information and insight.
10.16 Whilst it was not generally disputed that there is a need for additional affordable housing to
be provided in the HMA there was much debate about how this might be delivered and
what problems there might be in delivery.
10.17 Developers cautioned against having ‘very high’ targets for affordable housing as it was felt
that there would be a serious issue of viability on most sites and that landowners would not
bring sites forward. Indeed one developer noted that they were having ‘problematic’
discussions with many landowners who are not prepared to accept what they see as a
‘minimal price’ and who are therefore waiting to see if there are planning policy changes.
10.18 On the back of viability and landowner expectations it was also noted that the Planning
Gain Supplement might be ‘the straw that breaks the camel’s back’ with landowners simply
not prepared to pay £4,000 to £5,000 per plot. It should be noted that the Government has
since dropped the idea of having a Planning Gain Supplement.
10.19 Finally, developers (and indeed some Council officers) agreed that planning restrictions
(particularly in rural areas) are restricting newbuild and that if it were to be decided that
affordable housing is to be delivered in any great numbers in these areas then a more
flexible approach would need to be taken.
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Intermediate housing
10.20 Each of the individual local authorities’ housing needs assessment reports makes
suggestions about the amount of housing need which might be met through the provision of
intermediate housing and this information is presented later in this section. However, it
should be noted that although broadly consistent in methodology the housing needs
assessments are not entirely comparable in their assessment of intermediate needs (mainly
due to slightly different time periods). Hence it is of interest to look at other sources of
information to provide a broad view of intermediate housing across the whole HMA.
10.21 The Joseph Rowntree Foundation (JRF) published a report in 2005 entitled ‘Affordability
and the Intermediate Housing Market’. Within this report two distinct definitions of
intermediate housing are used. These are:
•

Broad definition – the proportion of working households unable to purchase at lower
quartile property prices

•

Narrow definition – the proportion of working households that can afford to pay a
social rent (without the need for housing benefit), but who cannot buy at lowest
decile property prices
Figure 10.2 JRF definition of intermediate housing market
Broad intermediate housing market

Not in work

In work but on
housing benefit

Not on housing benefit but
cannot buy at lower decile level

Cannot buy at
lower quartile level

Can buy at lower
quartile level

Narrow intermediate housing market
Note: ‘quartile’ is the quarter point observation and ‘decile’ is tenth point observation

10.22 The table below shows the proportion of households in each of the various parts of the
HMA along with the whole HMA and other benchmark areas that are able to afford
intermediate housing according to the JRF research. The table shows that the proportion in
either the broad or narrow definition does not vary greatly across the HMA. Overall it is
estimated that around a third (32.2%) could afford intermediate housing using the broad
definition and around a fifth (18.6%) using the narrow definition. These figures are broadly
in line with those for the East Midlands but noticeably lower than the figures presented for
either the East of England or England as a whole.
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Table 10.5 JRF intermediate housing affordability
Area

Broad definition

Narrow definition

Peterborough
32.2%
17.0%
South Kesteven
34.6%
19.3%
Rutland
30.9%
21.8%
South Holland
29.4%
18.5%
Southern Fringe
31.3%
20.3%
Peterborough HMA
32.2%
18.6%
East of England
47.2%
28.6%
East Midlands
33.4%
17.6%
England
43.3%
23.5%
Source: JRF Affordability and the intermediate housing market (2005)

10.23 Having provided data from the JRF report it is of use to contrast this with the latest
estimates found in each local authorities’ housing needs assessments. The table below
shows the figures from these reports. The table shows that the proportion of affordable
housing need which can be met through intermediate housing varies from 22% in South
Holland to 38% in Peterborough. Overall it is estimated that the average across the whole
HMA will be in the region of 35%. This is higher than either of the figures produced in the
JRF report.
Table 10.6 Intermediate housing requirements from local
housing needs assessments/surveys
% of affordable need as
intermediate housing
Peterborough
38%
South Kesteven
44%
Rutland
24%
South Holland
22%
Southern Fringe
26%
Peterborough HMA
35%
Source: Local housing needs surveys/assessments. The figures for Peterborough, Rutland and South Holland come from the BHM
model analysis in Tables 11.2 of the HNA reports for those districts. The figures for South Kesteven (Table 10.8 of the 2006 HNS)
and the Southern Fringes come from the CLG Needs model estimates (in the Southern Fringes case weighted by the proportions of
each district’s HNS (listed in para 10.3 above) in the Peterborough HMA). The overall average is calculated using the proportions of
overall household numbers shown in Table 4.5 above.
Area

10.24 Stakeholders generally supported the view of a need for intermediate housing in the HMA
and there was particular support for shared ownership. There was however some concern
raised about the likely affordability of intermediate housing and in particular attempts to
provide low cost market housing – where it was felt that such housing would only be
provided at the ‘top end’ of the low cost spectrum. As a result there was some debate about
whether or not low cost market housing would be able to meet any genuine need. See
paragraphs 23.11 to 23.13 for more detail.
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10.25 A further issue raised by stakeholders in relation to intermediate housing was the ability of
households in the social rented sector to access such housing. It was generally agreed that
very few households in the social rented sector are now in a position to access the owneroccupied sector although many would like to. If a product were made available to allow
such households to access home ownership then this would have the added benefit of
freeing-up a social rented home for use by a household in need.
10.26 Intermediate housing discussions also suggested the need to look at products such as
HomeBuy. It was suggested that such a product should be offered to a broader range of
households than at present and consideration should be given to providing affordable
housing options through the second-hand market. Do-it-yourself shared ownership (DIYSO)
was raised as previously having been popular although it was noted that DYSO has been
abolished (HomeBuy has itself been shelved).

Homelessness and the Housing Register
10.27 Trends in homelessness and the Housing Register can provide some indication of the need
and demand for social rented housing. The table and figure below show the number of
homeless acceptances over the past five years. They also show that there has been
considerable variation in the number of homeless acceptances over the past few years
rising from a low of 569 in 2000/01 to reach over 1,000 in 2003/04. Since then the figure
has again dropped and the level of homeless acceptances in 2005/06 has been recorded
as 805.
10.28 It is difficult to know what to read into these figures as they are somewhat variable and only
represent a small fraction of the population. In addition, it is quite possible that the most
recent decrease in homelessness can be attributed to local authorities providing better
preventative measures for potentially homeless households (as has been seen nationally).
That said there are still a significant number of homelessness acceptances each year which
will put pressure on the current affordable housing stock in the HMA.
Table 10.7 Number of homelessness acceptances in the HMA (2001-2006)
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Area

2001

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA

170
301
10
44
44
569

2002

2003

189
345
234
238
10
7
118
164
44
49
595
803
Source: HSSA data 2001-2006

2004

2005

2006

469
290
10
175
57
1,001

440
295
24
173
56
988

449
199
38
70
49
805

1 0 . Af f or d a b ilit y a n d Ho u s in g Ne e d

Figure 10.3 Homelessness acceptances 2000/01 to 2005/06 in
the HMA
1,200
1,001
1,000

988
805

803
800
600

569

595

2001

2002

400
200
0
2003

2004

2005

2006

Source: HSSA data 2001-2006

10.29 The table and figure below show the number of households on the Housing Register. The
data shows that the number of households on the Housing Register is somewhat variable
over time. Across the whole HMA it is estimated that in 2001 there were 10,135 households
registered, this declined to 9,518 in 2003 before rising to 16,370 in 2005 and dropping
again (in 2006) to 12,163.
10.30 Much of this variation can be explained by the large jump in numbers in Peterborough and
South Kesteven between 2003 and 2005 and a subsequent large drop in South Kesteven
from 2005 to 2006. Overall the data suggests that it is hard to rely on the Housing Register
as a serious source of information about either current housing needs or how those need
change over time. However the data does suggest that at any point in time there are a
significant number of households seeking social rented housing and that demand for such
housing remains high.
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Table 10.8 Number of households on Housing Register (2001-2006)
Area

2001

2002

2003

2004

2005

2006

Peterborough
3,072
2,648
2,113
4,853
6,044
6,287
South Kesteven
4,249
4,493
4,611
5,469
6,509
2,661
Rutland
451
444
485
593
586
546
South Holland
1,650
1,696
1,657
1,918
2,360
1,862
Southern Fringe
713
577
652
671
871
807
Peterborough HMA
10,135
9,858
9,518
13,504
16,370
12,163
East of England
94,846
99,492
110,968
134,305
129,184
135,444
East Midlands
100,611
102,050
108,848
126,404
137,095
133,823
England
1,039,265 1,093,342 1,263,931 1,434,874 1,543,337 1,634,301
Source: HSSA data 2001-2006. NB the South Kesteven figure for 2006 is not now regarded as realistic.

10.31 The figure below shows the above figures standardised to a 2001 base. The figure helps to
show the large variation in Housing Register numbers in many of the constituent parts of
the HMA.
Figure 10.4 Change in Housing Register numbers (2001-2006)

Change in Housing Register numbers (base 2001=100)

230%
210%
190%
170%

Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

150%
130%
110%
90%
70%
50%
2001

2002

2003

2004
Year

Source: HSSA data 2001-2006
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Summary

i)

Various sources of information point towards an affordability issue in the HMA. As of
2006 the price/income ratio stood at 6.5 having risen from 5.3 in 2002. In addition local
housing needs assessments/surveys show a high level of affordable need across the
whole HMA.

ii)

Both homelessness and Housing Register data (whilst not showing clear trends over
time) also suggest an ongoing need and demand for social rented housing.

iii)

Within the affordable spectrum there is a clear requirement for intermediate housing to
be provided. Data from JRF suggest that intermediate housing would be affordable for
between 19% and 32% of households in the HMA (depending on definition) whilst results
from housing needs surveys/assessments suggest this might be as high as 35%.
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11. Patterns of movement
Introduction
11.1

This chapter examines the dynamics of the housing market as it now is. As a prelude, it
looks at the 2001 census flow. This chapter also seeks to understand the types of
households which are moving into and out of the HMA, and the overall balance of migration
flows. This will lead into a look at the future expectations of moving households in the next
chapter. The chapter after that brings this information together in the Balancing Housing
Markets (BHM) model calculations.

Migration flows in 2001
11.2

The tables below show firstly the flows of persons (not households) within the HMA’s
districts (bearing in mind the partial inclusion of some of them). The tables also include a
list of neighbouring areas and major urban areas in order to examine the main flows into
and out of the HMA from them.

11.3

Tables 11.1 and 11.2 show the gross migration flows. Tables 11.3 and 11.4 show the net
figures. This refers to the movement of individuals, not of households. The last section of
this chapter, related to annual flows, does refer to households.

11.4

Tables 11.3 and 11.4 show the following key features:
Movement within the HMA
•
•

•

A substantial net outflow from Peterborough to the rest of the HMA, mainly directed to
South Holland and South Kesteven
Positive flows into most of the other districts of the HMA, the largest to South Holland
and South Kesteven, and particularly from Peterborough (though Rutland is self
contained)
Overall negative flows from Fenland and Huntingdonshire, but only relatively small parts
of these districts lie within the HMA

Movement between the HMA and neighbouring areas
•
•

A small negative outflow from Peterborough, mainly to Nottingham and Cambridge
Small positive flows into Rutland and South Holland, and a negative flow from South
Kesteven (the latter mainly to Nottingham)
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•

P age 124

No major net flows in the case of East Northants and Huntingdonshire, but a substantial
inflow into Fenland from Cambridge and South Cambridgeshire (though again it must
be noted that only a small part of that district lies within the HMA)
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Table 11.4 Migration - the HMA - Net Flow (cont.) (persons)
South
Cambridgeshire

Cambridge

Leicester

Nottingham

Milton
Keynes

Total

-1

-16

10

-37

13

-31

Peterborough
Rutland

8

6

21

2

8

45

South Holland

3

5

0

2

11

21

South Kesteven

-3

5

-7

-62

-9

-76

East Northamptonshire

-1

9

-15

-32

42

3

Fenland

60

81

-22

-6

18

131

Huntingdonshire
South Cambridgeshire

83
0

-26
-230

-5
13

-46
-25

11
31

17
-211

Cambridge

230

0

-3

-7

13

233

Leicester
Nottingham

-13
25

3
7

0
114

-114
0

-19
19

-143
165

Milton Keynes

-31

-13

19

-19

0

-44

Source: Census 2001. Note: in reading this table it should be borne in mind that the Row names are the main focus: thus there was
a net loss from Milton Keynes to the places named in the top row of 44 persons.

11.5

The overall result of these figures is to suggest that the HMA is fairly self contained. The
net flows into and out of the HMA shown in Table 11.4, and excluding the whole districts
outside the HMA in the bottom five rows, show only a small net movement.

11.6

The most noticeable pattern is seen in Table 11.3, with Peterborough, as the main urban
area, losing population to the surrounding more rural districts, especially South Holland and
South Kesteven, which therefore show a net gain. Rutland is shown to be self contained
within the HMA.

Travel to work in 2001
11.7

It is interesting to compare the home move patterns shown by migration with the daily
Travel To Work (TTW) patterns. Clearly they are related, in that if a household can see a
way of reducing commuting trips by moving, it often will, whereas if house prices are very
high in the work location, there may well be a trade-off where the household accepts a
degree of commuting cost in order to achieve a better quality of housing but further away
from the workplace.

11.8

The figure below shows travel to work patterns of residents in terms of the distance
travelled. It is worth pointing out that, from analysis carried out by Fordham Research
across many HMAs, that there is a strong correlation between household income and
commuting distance. Households with incomes below £20k tend not to travel more than
about 10-15 miles, whereas those with incomes over £40-50k average 20-30 miles or more.
This cannot be read from the census data, since that does not contain financial information,
but it should be borne in mind when interpreting it.
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11.9

The data shows that compared with Great Britain and the East Midlands people are more
likely to travel longer distances. An estimated 16.7% of people travel more than 20 km to
get to work, this compares with only 13.2% travelling this distance nationally. However, this
proportion is lower than the comparative figure for the East of England (20.8%).

11.10 For the sub-areas within the HMA the data shows that Peterborough City has the smallest
proportion of people working from home and also the smallest proportion travelling large
distances to work (only 18.0% travel more than 10km to work in Peterborough compared
with 31.0% across the HMA). Rutland has the highest proportion of people working from
home and also the greatest proportion travelling more than 20km to work. In total nearly a
quarter (23.6%) of working people in Rutland travel more than 20km to work.
Figure 11.1 Travel to work distances (all people age 16-74 in employment)
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Source: Office for National Statistics 2007 (from 2001 Census data)
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Overall view of travel to work
11.11 There are secondary sources which provide helpful information on the patterns of travel to
work:
Figure 11.2 Lincolnshire workers travelling to
Peterborough

Source: Lincolnshire Development
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Figure 11.3 Distribution of employed residents

Source: Cambridgeshire County Council

11.12 From these two travel to work diagrams it can be seen clearly that:
i)

The Peterborough TTW is particularly focussed on an East/West axis from the City,
particularly from the East: i.e. Fenland, though there is an overall radial attraction.

ii)

The Lincolnshire diagram is helpful in relation to the HMA, since it shows clearly that
the influence of the City does not extend to Grantham, and is quite weak even to
Spalding. The range of commuting does not really extend into the northern parts of
the HMA at all.
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11.13 This relates back to the discussion of the HMA area in Chapter 3, and to the separate
chapter on Grantham (Chapter 24). The argument for the HMA’s extent is at least partly
that there is no competing sphere of influence to that of Peterborough, however weak that
may actually be.

Method of travel to work
11.14 The main method of travel to work in the HMA is as a driver in a car or van. This must be
read in the context of the relatively poor levels of public transport availability outside the
City of Peterborough itself.
11.15 The proportion of people travelling to work by train is noticeably higher than the equivalent
figure for England & Wales and also the East of England region but noticeably lower than
the average in the East Midlands. It should be noted that the proportions in the category
‘mainly working from home’ differ slightly from the figure above; this is due to the exclusion
from the distance analysis of the group of employed people for whom no travel to work
distance was recorded (but who did not mainly work from home).
11.16 The finding of relatively high car/van usage for travel to work is consistent with the views of
stakeholders; one of which describe the area as having a ‘car economy’.
Table 11.5 Method of transport to work (2001)
Peterborough
East of
East
HMA
England
Midlands
Work mainly from home
9.8%
9.4%
9.0%
Underground, Metro, Light Rail or Tram
0.1%
0.8%
0.1%
Train
1.6%
6.1%
1.0%
Bus, Mini Bus or Coach
3.9%
4.0%
7.0%
Motorcycle, Scooter or Moped
1.1%
1.1%
1.0%
Driving a Car or Van
61.0%
58.9%
60.4%
Passenger in Car or Van
7.0%
5.8%
6.9%
Taxi or Minicab
0.4%
0.5%
0.4%
Bicycle
5.6%
3.9%
3.3%
On foot
9.1%
9.1%
10.5%
Other
0.4%
0.5%
0.4%
TOTAL
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)
Mode of transport

England &
Wales
9.2%
3.2%
4.2%
7.5%
1.1%
54.9%
6.1%
0.5%
2.8%
10.0%
0.5%
100.0%

11.17 When looking at the individual parts of the HMA we see that car use is greatest in the
Southern Fringe (closely followed by South Kesteven) with the lowest proportion being in
Peterborough City.
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Peterborough
HMA

Work mainly from home
7.5%
10.2%
13.1%
11.6%
Underground, Metro, Light Rail or Tram
0.1%
0.1%
0.1%
0.0%
Train
2.2%
1.5%
1.4%
0.7%
Bus, Mini Bus or Coach
6.5%
3.0%
1.1%
1.7%
Motorcycle, Scooter or Moped
1.0%
1.1%
0.9%
1.2%
Driving a Car or Van
57.7%
61.7%
59.1%
64.3%
Passenger in Car or Van
7.9%
6.6%
4.9%
7.2%
Taxi or Minicab
0.5%
0.5%
0.2%
0.1%
Bicycle
7.7%
4.1%
4.9%
5.7%
On foot
8.5%
10.7%
13.8%
6.9%
Other
0.3%
0.4%
0.7%
0.5%
TOTAL
100.0% 100.0% 100.0% 100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

Southern
Fringe

South
Holland

Rutland

Mode of transport

South
Kesteven

Peterborough

Table 11.6 Method of transport to work (2001)

10.8%
0.1%
1.6%
3.2%
1.0%
66.4%
6.9%
0.2%
3.4%
6.1%
0.4%
100.0%

9.8%
0.1%
1.6%
3.9%
1.1%
61.0%
7.0%
0.4%
5.6%
9.1%
0.4%
100.0%

11.18 Stakeholders raised the issue about possible changes to commuting and travel to work
patterns as a result of growth in the Corby area. Whilst we are not able to provide any detail
on this it was felt that there might be some impact on the South of Rutland in particular.
There was a view expressed on this topic that the employment change in Corby might also
impact on housing demand in Rutland and there was concern expressed to ensure ‘a
balance between job, housing and travel to work’.

Current annual flows of moves
11.19

The analysis which follows is based on questions in the primary survey about movements
of households over the past two years. The figures are distinguished according to the types
of household, to match the requirements of PPS3 (para 22). Account is also taken of newly
forming households and dissolutions (mainly through death).
Table 11.7 Current annual flows of moves
Older
person
658
1,181
644
+14

Single (non
older)
1,077
1,784
1,164
-87

Multi-adult no
children
Moved into the HMA
1,747
Moving within the HMA
2,269
Moved out of the HMA
1,788
Net movement
-41
Household dissolution
920
Newly forming households
2,992
Net annual change
+ 1,863
Source: Primary survey data for the HMA

Households
with children
1,185
2,886
1,280
-95
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11.20 From the table and diagrams it can clearly be seen that there is a net out-migration (or
approximate balance) in all four categories of households shown. No group (whether
retired, or young households, or any other family type, shows a substantial net inflow (or for
that matter outflow).
11.21 This is an unusual pattern. Normally there is some trend both inward and outward. The
pattern shown here does contain significant flows. It is not like some of the weak market
areas, where there is little flow in or out (as for instance is the case in parts of Manchester).
There are significant flows, but a small net (out) flow in most cases. This agrees with the
2001 census analysis above.
11.22 It is only the natural increase that produces a net growth in household numbers. If this
pattern is maintained, it suggests difficulties for the housing market, as newly forming
households seldom can afford to buy immediately and in some cases may never have the
financial capacity to buy, unless they have relatives who are owners.
Figure 11.4 Annual Flow – overall situation

Source: Fordham Research Peterborough sub-regional SHMA 2007
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Summary

i)

The Census patterns of migration for the HMA show a housing market area that is
substantially self-contained: there are no major in- or out-flows to other centres. Inside
the HMA there is a net outflow from Peterborough, mainly matched by inflows to South
Holland and South Kesteven.

ii)

Travel to work is related to migration, in that moving daily to a job is, to some extent,
an alternative to moving to live closer to that job. In terms of travel to work, the SHMA
shows a similar pattern to the national one: about 30% of trips are in excess of 10
kms. However there is a wide variation between the City of Peterborough (only 18% of
whose inhabitants travel more than 10km to work) and the Cambridge and London
orientated Southern Fringe where 39% of workers travel more than 10kms.

iii)

The primary surveys show flows of migration by types of household (not available from
the Census). This also suggests that the HMA is rather self contained. There are no
major flows in or out, and the general net trend is outwards. This is cancelled by newly
forming households, so that there is overall net growth.
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12. Balancing Housing Markets
Introduction
12.1

A ‘Balancing Housing Markets’ (BHM) assessment looks at the whole local housing market,
considering the extent to which supply and demand are ‘balanced’ across tenure and
property size. It works at the simplest level by establishing the likely demand for housing of
particular types by the expected supply arising from vacancies in the existing stock so as to
provide a broad indications of the shortages (and in some cases surpluses) of particular
types of dwelling.

12.2

The BHM approach produces estimates for all tenures (market and affordable) and sizes of
dwellings required. Data used in this chapter has been drawn on information provided to
individual local authorities as part of their most recent housing needs surveys/assessments.

12.3

This chapter is derived from the BHMs carried out in the three current HNS (Peterborough,
Rutland and South Holland) and the three that are derived from updated older HNS (South
Kesteven, East Northants, Huntingdonshire, and Fenland). In order to assemble the
present sub-regional SHMA version of the BHM the individual ones have been
amalgamated by pro-rataing the household sizes of the districts and parts of districts
involved.

12.4

The BHM figures are stated in annual terms, so as to be consistent with the CLG Needs
model which is also stated in annual terms. Such figures can, of course, be added to
produce totals for such things as plan periods.

12.5

The following section describes the relationship between the BHM process and the CLG
Needs model analysis described in Chapter 9 above.

Relationship of BHM, CLG Needs Model and Policy implications
Key requirements of Guidance
12.6

The Guidance (PPS3: Housing, Nov 2006) makes very specific requirements of Strategic
Housing Market Assessments (SHMAs). It goes much further and into more detail than any
previous guidance on the evidence base. For the reader’s convenience the key
requirements are repeated here:
•

The likely overall proportions of households that require market or affordable housing,
for example, x% market housing and y% affordable housing
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•
•
12.7

The likely profile of household types requiring market housing e.g. multi-person,
including families and children (x%), single persons (y%), couples (z%)
The size and type of affordable housing required’ [PPS3 para 22]

The Practice Guidance issued by CLG to support PPS3 (March 2007) sets out a slightly
revised method for estimating housing need (the original is in the 2000 Guide to Local
Housing Needs Assessment), but is quite relaxed about the technical methods that may be
used to achieve the PPS3 outputs:
‘No one methodological approach or use of a particular dataset(s) will result in a definitive
assessment of housing need and demand’ (Practice Guidance p 11)

The CLG Needs Model
12.8

The CLG Needs Model produces a number for the annual amount of extra affordable
housing which would, after a period, mean that there is no further need for affordable
housing in an area. The presence of households living in unsuitable housing, or in the
private rented sector on housing benefit would stop. Since in most parts of Britain it is clear
that housing need will exist for many decades (at the present rate of production of new
affordable housing) it can be seen that this model is geared to an ideal state of affairs not
the day to day real world.

12.9

One particular assumption that affects the estimates is that no more than 25% of income
should be spent on housing. However the reality is that many households will be spending
more like 50% of their income on housing (whether low or high income), sometimes
because they are forced to, but sometimes because they prefer to achieve a particular type
or location of housing and are prepared to make sacrifices to achieve it.

12.10 Many households will be found in the private rented sector who cannot afford market rents
at 25% of income on housing. Of these a proportion will be on Housing Benefit, but a
substantial proportion will not be. In both cases, the private rented sector on shorthold
tenancies does not provide affordable housing in the CLG definition, and does not provide
long term security for often vulnerable households.
12.11 Fordham Research has carried out some 300 Housing Needs Assessments over the past
decade and a half, and in all regions of Britain. We have developed an index which
standardises the level of housing need by dividing the numbers of affordable dwellings
required per annum (according to the CLG Needs Model) by the numbers of thousands of
households in the district in question. As can be seen from the figure, the average for
England is about 16. If there are 40,000 households in a typical district, this means that
40 x 16 = 640 new affordable dwellings needed per annum
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12.12 In reality most districts are producing less than 100 new affordable units per annum, and so
it can be seen that the needs estimates based on the CLG model are a long way away from
being realised.
12.13 The CLG model is an important part of Guidance and so the calculation must be done as
part of any SHMA. In order to provide realistic outputs for the three key PPS3 requirements
stated above, it is necessary to use a different and more pragmatic approach to analysing
the housing market.
Balancing Housing Markets model (BHM)
12.14 Over the past four years Fordham Research has developed the BHM as a practical tool to
show what sizes, tenures and types of housing are most needed to balance the housing
market of an area. The following box summarises the way in which it works
Figure 12.1 Summary of the BHM process
The BHM process involves matching size, type and tenure of dwelling supply against both housing demand
(i.e. housing that the household involved can afford) and housing need (in cases where the household
cannot afford the size/location of housing that it requires). So far as possible expectations of future moves
are used. The main area where this is not possible is net in-migration, since clearly future in-migrants are not
surveyed. Hence in-migration is estimated from recorded recent in-migrants.
The process of arriving at an allocation of sizes and tenures of housing, matching supply with demand, is
complex. It typically involves upwards of 20 iterations. The combination of technical analysis and judgement
involved is informed by the stakeholder comments gathered at the start of the SHMA, and by secondary data
on the area. However the process cannot, if it is to be a reliable guide to that market, be based on a simple
formula. The nature of the interactions between supply and demand across five subgroups of tenures and
four sizes of dwelling cannot be made into a mechanical analysis without losing practical relevance to the
market(s) in question.
The combination of quantitative and qualitative analysis in one calculation process is a novel one. It is
prompted by the complexity of the task. As a result of its origin, the process cannot be made completely
transparent (as can an arithmetic calculation) but enough cross checking can be done to reassure a
detached observer. In most cases the obvious cross-check for the affordable part of the calculation is the
CLG Needs Model discussed above. The market side of the calculation is more easily checked against
stakeholder evidence.
Source: Peterborough sub-regional SHMA Fordham Research 2007

12.15 Using the combination of primary data (for financial capacity, flows between tenures, and
movement histories and intentions) and secondary data (for general context data on
housing stock and populations, and for migration and population forecasts) a good
approximation can be gained to the direction of a housing market.
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12.16 There are still difficulties: in particular although the overall tenure mix and type of dwelling
can be forecast using the BHM, it is very hard to get the size mix right. That is because
upwards of half of most populations can afford to buy more housing than their household
size actually requires. The outcome does not match any logical size related requirements.
Hence there is a problem about forecasting the size mix. This is not resolved by using
household projections. The household projections do not contain any allowance for the
housing market dynamics that, for example, control levels of in- and out-migration and also
affect future household sizes.
12.17 The BHM model produces the three key outputs listed in PPS3. Its outputs produce policy
relevant figures which can then be subject to wider policy debate. The CLG Guidance
emphasises that SHMAs should not produce direct policy statements, but rather evidence
which enables an informed policy debate and policy making.

Summary description of the BHM process
12.18 There are six stages of analysis in the Balancing Housing Markets Model (three for supply
and three related to demand. All of these are based upon information derived from primary
data except where stated. The six stages in detail are:
•

•

•

•
•

•
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Stage 1. Supply from household dissolution: Assessing the size, type and
tenure of dwellings likely to become available from household dissolution (using
national mortality rates in combination with information from primary data).
Stage 2. Supply from out-migrant households: Assessing the size, type and
tenure of dwellings existing households moving away from the HMA are going to
make available.
Stage 3. Supply from existing households: Assessing the size, type and tenure
of housing that existing households moving within the HMA are going to make
available.
Stage 4. Demand from in-migrant households: Assessing the size, type and
tenure of accommodation secured by households that recently moved into the HMA.
Stage 5. Demand from newly forming households: Assessing the likely sizes,
types and tenures of housing required by newly forming households moving to a
property within the HMA.
Stage 6. Demand from existing households: Assessing the likely sizes, types
and tenure of accommodation required by existing households moving from one
property in the HMA to another.
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The annual flows of moves
12.19 A key element of the ‘balance’ in the housing market is an understanding of the flow of
households within the housing system (summarized in the last part of the previous chapter).
We begin by looking at expected household change through both migratory changes (i.e.
households moving into and out of the HMA) and natural change (i.e. the difference
between the number of new households) and household dissolution (normally death).
12.20 The table below shows estimated movement of households into and out of the HMA (based
on annualised survey data over a two year period) as well as estimates of natural change.
Data for in-migration is based on past trends whilst information about out-migration is
based on household’s future expectations.
12.21 The data suggests that 6,875 households are expected to move into the HMA per annum in
the future with an estimated 6,360 moving out. This suggests that the HMA can expect an
increase of 515 households per annum due to migration. As can be seen, and consistent
with the flows discussed in the previous chapter, this inflow is small compared with the
overall levels of movement, and confirms the relative self-containment of the HMA. Due to
the general inability to collect information from migrant worker households, this element of
the likely net inflow is not included here, but is addressed from the qualitative point of view
in Chapter 16 below.
12.22 In addition the table shows, based on the primary survey, that there are expected to be
4,085 new households forming within the HMA per annum in the near future with an
estimated 1,560 household dissolutions due to death. Therefore the natural increase in
households is estimated to be 2,525 per annum. The net change due to newly forming
households is therefore a much larger element of the overall change than the net inmigration.
Table 12.1 Movements into and out of the HMA
Moving in

Moving out

Migration – households moving to/from
6,875
6,360
the HMA
Natural change – new households
4,085
1,560
forming minus household dissolutions
Existing households moving within the
11,061
11,061
area
Total
22,021
18,981
Source: Fordham Research Peterborough sub-regional SHMA 2007

Net movement
515
2,525
3,040
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12.23 The table also shows that an estimated 11,061 households will move home per annum
within the HMA. These households do not affect the total change in the number of
households in the area (as they will release a dwelling on moving) but can make a
substantial impact on the balance of the housing market (particularly where households are
seeking to change tenures or sizes/types of dwellings occupied).
12.24 Overall therefore the data suggests a net change in households in the HMA of 3,040 per
annum (515+2,525).

Supply of housing
12.25 This section looks in detail at the three aspects of supply noted above. The fourth table
below combines the data from each of the three potential sources of supply to provide an
overall estimate of likely housing availability by size and tenure of dwelling. All tables show
the annual figures.
Stage 1 – Supply from household dissolution
12.26 The table below provides an estimate of the likely future supply of accommodation (by
tenure and size) from household dissolutions (i.e. death). The table is based on applying
age specific national mortality statistics (2001) to the local population to estimate the
proportion of households who are likely to wholly dissolve each year. The vast majority of
supply through household dissolution is expected to come from market housing (mainly
older owner-occupiers) although a significant supply also arises in the affordable sector.
Table 12.2 Supply I: Supply from household dissolution
Size released
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
93
459
437
113
Affordable
176
210
71
2
TOTAL
268
669
508
115
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
1,102
458
1,560

Stage 2 – Supply from out-migrant households
12.27 The table below shows an estimate of the supply of housing that would be released when
households who expect to move from the HMA do so. For example a household outmigrating from a four bedroom owner-occupied dwelling is assumed to free-up a four
bedroom owner-occupied dwelling for use by another household. The data is annualised
and based on moves that respondents stated they were likely to make over the next two
years. The vast majority of the out-migrant supply is in the market sector with three
bedroom homes the main size of accommodation released.
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Table 12.3 Supply II: Supply from out-migrant households
Size released
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
263
1,567
2,379
1,537
Affordable
117
315
176
6
TOTAL
380
1,882
2,555
1,543
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
5,746
614
6,360

Stage 3 – Supply from existing households
12.28 The table below shows estimated future supply from existing households moving within the
HMA. As with the above data figures are based on the type and size of accommodation that
would become available if a household moved to alternative accommodation within the
HMA. Figures are annualised from data for two years. Data includes transfers within the
social rented sector.
12.29 Again there is a significant supply in the owner-occupied and private rented sectors (the
market), although the figure for affordable housing is notably higher than the equivalent
figures for dwellings released through out-migration or household dissolution. The main
supply in the market sector is again three bedroom homes.

Table 12.4 Supply III: Supply from existing households
Size released
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
638
2,785
3,849
1,538
Affordable
848
748
613
41
TOTAL
1,487
3,533
4,462
1,579
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
8,810
2,251
11,061

Overall supply
12.30 The table below is the sum of the three previous tables and shows the overall estimated
annual supply for each tenure and size group. The table shows that there is expected to be
an annual supply of 18,982 dwellings from the current stock of housing. Of these around
82% are expected to be market dwellings with 18% in the affordable sector.
12.31 In terms of the sizes of accommodation likely to become available it is notable that there
are relatively few one bedroom dwellings in the market sector (the main supply in this
sector being three bedroom homes). The affordable housing sector is dominated by one
and two bedroom homes. Overall, 37% of market supply is estimated to be one and two
bedroom homes with a figure of 73% in the affordable sector.

P age 143

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

Table 12.5 Supply IV: Total supply
Size released
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
994
4,811
6,665
3,188
Affordable
1,141
1,273
861
49
TOTAL
2,135
6,084
7,526
3,237
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
15,658
3,324
18,982

Demand for housing
Stage 4 – Demand from in-migrant households
12.32 The table below shows the estimated demand from in-migrant households. This is largely
based on the profile of households who have moved into the HMA over the past two years
(in terms of the size and type of accommodation secured). Figures are again annualised.
The table shows that the vast majority of in-migrant households have secured some form of
market housing. In total it is estimated that around 10% of in-migrant households have
secured an affordable housing solution.
Table 12.6 Demand I: Demand from in-migrants by tenure
and size required
Size requirement
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
519
1,704
2,531
1,416
Affordable
215
300
178
11
TOTAL
735
2,004
2,709
1,427
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
6,170
705
6,875

Stage 5 – Demand from newly forming households
12.33 The table shows an estimate of the housing requirements of newly forming households.
The table is based on the number of newly forming households who need or expect to form
over the next two years within the HMA. Figures are annualised. Approaching a third
(28.4%) of the demand is expected to be for affordable accommodation. Compared with the
sizes of accommodation secured by in-migrant households it is notable that newly forming
household demand is more biased towards smaller dwellings.

P age 144

1 2 . Ba la n c in g Ho u s in g M a r k e t s

Table 12.7 Demand II: Household formation by tenure and size required
Size requirement
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
934
1,473
512
6
Affordable
384
584
193
0
TOTAL
1,317
2,057
705
6
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
2,925
1,160
4,085

Stage 6 – Demand from existing households
12.34 The table below shows estimated future demand from existing households in the HMA. The
figures are based on what tenure and size of accommodation households expect to move
to in the future (next two years). Figures are annualised. The data suggests that around
24% of existing household demand is for affordable accommodation (this compares with
20% of dwellings released by existing households).
Table 12.8 Demand III: Demand from existing households by tenure
and size required
Size requirement
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
431
2,080
3,593
2,276
Affordable
564
1,140
722
254
TOTAL
995
3,220
4,316
2,530
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
8,381
2,680
11,061

Overall demand
12.35 The table below is an overall summary of annual demand, calculated as the sum of the
three previous tables. The table shows an estimated demand for 22,021 dwellings of all
sizes and tenures. The majority of this demand is for market dwellings (79%). Therefore
around 21% of the demand is for affordable dwellings.
12.36 The market demand is greatest for three bedroom homes with two-bed accommodation
showing the highest figure in the affordable sector.
Table 12.9 Demand IV: Total demand by tenure and size required
Size requirement
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
1,884
5,257
6,636
3,698
Affordable
1,163
2,024
1,093
265
TOTAL
3,047
7,282
7,729
3,963
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
17,476
4,545
22,021
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Net housing demand
12.37 A table bringing together all of the demand and supply information is presented below. The
table shows that overall there is expected to be a greater demand for housing than the
current stock of housing can meet. Overall, across all tenures there is an apparent shortfall
of 3,040 dwellings per annum (excess demand over supply).
Table 12.10 Balancing Housing Markets results for the HMA (per annum)
Size requirement
1 bedroom
2 bedrooms 3 bedrooms 4+bedrooms
Market
890
446
-29
510
Affordable
22
751
233
215
TOTAL
912
1,198
204
726
Source: Peterborough sub-regional SHMA 2007 (combination of data sources)
Tenure

TOTAL
1,818
1,222
3,040

Figure 12.2 Estimated shortfalls and surpluses of housing by tenure and size
1000
890
800

751

600

510
446

400
233

215

200
22
0
Market -29
-200

1 bedroom

Affordable
2 bedrooms

3 bedrooms

4+ bedrooms

Source: Peterborough sub-regional SHMA 2007 (combination of data sources)

12.38 The above table and figure have provided demand shortfalls and surpluses by tenure and it
is worthwhile to briefly describe the findings in each of these groups.

P age 146

1 2 . Ba la n c in g Ho u s in g M a r k e t s

Market housing
12.39 In the market sector there is an apparent shortfall of 1,818 units per annum (60% of the
overall shortfall). The greatest shortfall is for one bedroom homes although shortages of
two and four bedroom homes are also shown. There is an apparent surplus of three
bedroom accommodation. This finding makes some sense when we consider that the
market stock in the HMA is dominated by three bedroom semi-detached and terraced
homes. When looking back at the gross demand for housing we see that 38% of the market
demand is for three bedroom homes, however, 43% of the estimated supply in this sector is
also three bedroom accommodation.
12.40 We also need to consider the reality of a surplus of three bedroom homes in the HMA. The
finding of the BHM does not suggest that these homes will be left vacant. It is more likely
that some of the households seeking two or four bedroom accommodation will actually end
up living in three bedroom homes so the finding of surplus will not manifest itself in reality.
Affordable housing
12.41 The requirement for affordable housing makes up around 40% of the net shortfall of
housing in the HMA and there are shortages shown for all sizes of accommodation (albeit
the figure for one bedroom homes is very small). The main shortfall is for two bedroom
homes. The net demand for four bedroom homes appears quite high; however, this is
against a backdrop of a relatively small supply of such accommodation across the HMA.

Overall view on the BHM results
12.42 The results of the BHM analysis suggest a significant net demand for housing in the HMA
with a total estimated excess of demand over supply equating to 3,040 units per annum.
This is well above the level of increase shown in the household projections (Table 4.4
above).
12.43 The model generally shows surpluses of three bedroom accommodation in the market
sector and shortages of all other sizes of accommodation. The finding of a surplus of three
bedroom homes arises due to the large proportion of the current housing stock which is of
this size.
12.44 Overall the model suggests that around 40% of the net demand for housing will be in the
affordable sector. This figure is lower than would be found if the data from the affordable
housing needs model (previous chapter) is used but confirms an ongoing requirement for
more affordable housing to be provided.
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Summary

i)

A ‘Balancing Housing Markets’ (BHM) assessment looks at the whole local housing
market, considering the extent to which supply and demand are ‘balanced’ across
tenure and property size.

ii)

This HMA contains the combined results of BHMs for each of the constituent districts.
For district level figures the individual HNA identified at the beginning of Chapter 10
should be examined.

iii)

The analysis reveals that there is an ongoing net requirement for both market (owneroccupied and private rented) and affordable (intermediate and social rented) housing.

iv)

In terms of the size of property required, the model suggests that the main shortfall in
the market sector is for smaller (one and two bedroom) units whilst in the affordable
sector the main requirement is for two bedroom homes.

v)

The data suggests that there is a small surplus of three bedroom homes in the market
sector (this finding should be considered in line with the fact that much of the housing
stock in the HMA is three bedroom homes).

vi)

Overall it is estimated that there is a potential demand for 3,040 additional units of
housing (of all tenures) per annum. This is above the level of increase shown in the
household projections.
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SECTION D: PARTICULAR HOUSEHOLD
GROUPS
This section addresses particular groups of households. Some may have been disadvantaged, and
some may not, but the additional detail upon them should be of value in considering policy options
for them.
This section covers the following groups:
•
•

Black and Minority Ethnic households (BME)
Households with support needs

•
•
•
•

Key worker households
Migrant worker households
Older person households
Families with children

•
•

Gypsies and Travellers
Rural analysis
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13. Black and Minority Ethnic households
Introduction
13.1

One key group which is of interest to study are households from a Black or Minority Ethnic
(BME) background. Such households, as a group, are quite often found to have distinct
characteristics or may be disadvantaged in some way. This chapter therefore briefly
considers information about BME households. Much of the information collected has come
from the 2001 Census which allows comparative information to be provided across the
HMA and for benchmark areas.

13.2

Additional information has been drawn from recent housing needs surveys/assessments
although this is mainly descriptive. A full account of information available from BME
households through household survey work can be found in individual reports provided to
the relevant local authorities (where survey sample sizes were sufficiently large for analysis
to be carried out). For the purposes of analysis in a SHMA we are particularly interested in
households, hence the majority of analysis uses information about the ‘Household
Reference Person’ (HRP).

The BME household population
13.3

The first two tables below show the proportion of household reference persons who are
from each of various BME groups. The data shows that the proportion of non-white
(British/Irish) HRPs is lower in the HMA than in any of the benchmark areas. In particular
there is a large difference between the HMA and figures for England as a whole: in total in
2001 it was estimated that around 5% of HRPs in the HMA were from a non-white
(British/Irish) background, this compares with a figure of around 9% for the whole of
England.
Table 13.1 Ethnic group of household reference person (2001)

Ethnic group
White (British/Irish)
White – Other
Asian
Black
Mixed and other
TOTAL

Peterborough
East of England
East Midlands
HMA
94.8%
94.1%
93.8%
2.0%
2.5%
1.4%
1.7%
1.5%
2.8%
0.7%
1.0%
1.1%
0.7%
1.0%
0.8%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

England
90.6%
2.6%
3.0%
2.3%
1.4%
100.0%
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13.4

The table below shows how the BME population varies between different parts of the HMA.
The data shows that the BME population is heavily concentrated within the Peterborough
City area. In this area it is estimated that around 10% of HRPs are from a BME group, the
next highest is the Southern Fringe at only 3%. The main group in Peterborough are Asian
households, in all other areas the main group is White-Other.
Table 13.2 Ethnic group of household reference person (2001)

Ethnic group
White (British/Irish)
White – Other
Asian
Black
Mixed and other
TOTAL

13.5

Peterborough

South
Kesteven

Rutland

South
Holland

Southern
Fringe

89.7%
97.7%
97.9%
98.1%
97.0%
3.2%
1.2%
1.4%
1.2%
1.8%
4.3%
0.4%
0.1%
0.3%
0.3%
1.6%
0.2%
0.1%
0.1%
0.3%
1.2%
0.5%
0.4%
0.4%
0.5%
100.0%
100.0%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

Peterborough
HMA
94.8%
2.0%
1.7%
0.7%
0.7%
100.0%

The map below shows the spatial distribution of non-White (British/Irish) households in the
HMA at ward level. The data clearly shows a concentration of BME households within the
most urban wards of Peterborough with relatively few wards in the top 20% outside of this
area. Looking broadly at the map a north/south divide can clearly be seen with very few
wards to the north of the study area having significant proportions of BME households. This
distribution can be considered in the context of the comments from partial and qualitative
research on migrant workers in Chapter 16.
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Figure 13.1 Spatial distribution of BME households in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Household characteristics
13.6

Census data can also be used to provide some broad information about the household and
housing characteristics of the BME population in the study area. The figure below looks at
the household composition of five broad groups from 2001.

13.7

The data clearly shows that there are big differences between BME groups and the White
(British/Irish) household population in terms of household composition as well as a
difference between different BME groups. Other than the two White groups the data
suggests that BME households are unlikely to contain only people of pensionable age.
Whilst around a quarter of White (British/Irish) households contain only pensioners this
figure is only 5.1% in the case of Asian households and around 10% for Black and Other
households.

13.8

The Asian group is also notable for the large proportion of households with dependent
children and also a very large ‘Other’ group. This ‘Other’ group is likely to contain a
significant number of extended families with several generations living together as one
household. Black and Other households appear particularly likely to be lone parent
households (around 10% of all Black households are lone parents with dependent children
with a figure of 11% for Other households).
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Figure 13.2 Household composition by ethnic group in the HMA
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90%
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20.3%
2.4%
5.9%
5.3%

22.4%

60%
50%

21.2%

19.4%

8.5%
2.6%
9.7%
4.0%

42.9%

3.1%
27.7%

11.5%

40%

17.3%

30%

13.4%

20%

10.8%

10%

10.1%
1.7%
11.0%

15.7%

30.4%
21.2%

10.3%

9.5%

13.9%

11.3%

8.5%
2.4%
2.7%

2.2%
8.8%

2.7%
5.3%

White (British/Irish)

White - Other

Asian

Black

Other

0%
Single pensioner
Single non-pensioner
Couple with dependent children
Lone parent with dependent children
Other

2 or more pensioners
Couple - no children
Couple with non-dependent children
Lone parent with non-dependent children

Source: Office for National Statistics 2007 (from 2001 Census data)

13.9

The figure below shows the tenure split of households in each of five broad ethnic groups.
The data shows that Asian households are particularly likely to be owner-occupiers
(especially with a mortgage) whilst Black households are particularly likely to live in social
rented housing (more than a quarter of Black households socially rent). All of the BME
groups show a level of private renting higher than the equivalent figure for White
(British/Irish) households.
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Figure 13.3 Tenure by ethnic group in the HMA
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34.7%

51.7%
45.0%
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42.7%
30%
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33.8%

30.2%

22.4%

10%

13.1%

19.2%

0%
White (British/Irish)
Owner-occupied (no mortgage)

White - Other

Asian

Owner-occupied (with mortgage)

Black
Social rented

Other
Private rented

Other

Source: Office for National Statistics 2007 (from 2001 Census data)

13.10 Car ownership is another useful variable when looking at the characteristics of BME
households. The data shows that all BME groups are more likely than the White
(British/Irish) group to have no access to a car or van and are less likely to have two or
more cars/vans. Black households appear to be particularly disadvantaged with nearly a
third (32.1%) having no access to a car or van, this compares with only 19.7% of White
(British/Irish) households.
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Figure 13.4 Car/van ownership/use by ethnic group in the HMA
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0%
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Other

2 or more cars/vans

Source: Office for National Statistics 2007 (from 2001 Census data)

13.11 Earlier in this report we looked at overcrowding and under-occupation using the ‘occupancy
rating’. This information is also available by ethnic group and has been provided below. The
data shows that all BME groups are more likely to be overcrowded than White (British/Irish)
households (a negative occupancy rating). In particular the Census data suggests that
Asian households are most likely to be overcrowded (18.0% with a negative occupancy
rating). This figure compares with only 3.3% of the White (British/Irish group). The opposite
trend to overcrowding is found when looking at under-occupancy.
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Figure 13.5 Occupancy rating by ethnic group in the HMA
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Source: Office for National Statistics 2007 (from 2001 Census data)

Change in BME population
13.12 ONS has as part of a series of ‘experimental statistics’ provided projections of the number
of people in each ethnic group by local authority. The latest figures are estimates for 2004.
The table below show estimates of population in the HMA in each broad ethnic group in
2001 and 2004 (figures are slightly approximate due to the fact that figures for East
Northamptonshire, Huntingdonshire and Fenland have been applied on a pro-rata basis).
13.13 The data shows that in the three year period there is projected to have been a significant
growth in all groups other than the white (British/Irish) group. Overall the population from
this source is projected to have increased by 2.8% but the increase in the Black group is
57.7% with other BME groups also showing increases well above the overall HMA average.
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Table 13.3 Ethnic group of population in the HMA 2001-2004 (thousands)
Ethnic group

2001

White (British/Irish)
White – Other
Asian
Black
Mixed and other
TOTAL

2004

Actual change

406.7
411.3
4.6
8.6
10.2
1.6
12.3
14.5
2.2
2.6
4.1
1.5
5.9
8.0
2.1
436.1
448.1
12.0
Source: Office for National Statistics 2007 (from 2001 Census data)

% change
1.1%
18.6%
17.9%
57.7%
35.6%
2.8%

Survey data
13.14 All of the housing needs surveys/assessments carried out by local authorities contained
questions aimed at finding out about the household’s ethnic group. Due to the small
proportion of such households in all areas other than Peterborough the results of an
analysis of such data will have a large error margin attached. However it is still worth
providing an overview of the survey findings for districts in the HMA.
13.15 The reports tend to support the findings from Census data already presented in this
chapter. Key findings from the household survey data include:
•
•

•

•

P age 158

BME households tend to have larger household sizes (particularly Asian
households)
There are relatively few older person only households in the BME groups with
considerably more households with children (particularly lone parent households in
the Black category)
Income levels are broadly in-line with households in general. However, with this
finding it needs to be noted that more BME households are of working age and that
levels of savings tend to be low
BME households tend to show higher levels of housing need than other households
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Summary

i)

The BME population of the HMA is generally smaller than the national average (BME
taken to be all groups other than White (British/Irish)) although the BME community is
concentrated within Peterborough City and also certain wards within the City.

ii)

The BME population is projected to have increased significantly since 2001 (by around
25% in the period from 2001 to 2004).

iii)

BME households show some distinct characteristics when compared with other
households. Notably there are concentrations of households with children, more
households in rented housing and a high level of overcrowding.

iv)

Household survey data from various housing needs surveys/assessments conducted for
the local authorities suggests that housing needs are particularly high amongst BME
groups.
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14. Households with specific needs
Introduction
14.1

This chapter concentrates on the housing situation of people/households that contain
someone with some form of disability. Such disabilities include both those with medical
needs (e.g. with a physical disability) and those with support needs (e.g. with a mental
health problem).

14.2

In this chapter we have looked at Census data about households with a limiting long term
illness (LLTI) and also data from the most recent housing needs surveys/assessments to
provide a broad overview of the character of households with some sort of specific need
and the spatial variation of such households.

Limiting long-term illness – Census data
14.3

The table below shows the proportion of people with a LLTI and the proportion of
households where at least one person has a LLTI. The data suggests that across the HMA
around 31.4% of households contain someone with a LLTI. This figure is slightly higher
than the average for the East of England region but below the average for both the East
Midlands and England as a whole. The figures for the population with a LLTI show a similar
trend when compared with regional and national figures (an estimated 16.7% of the
population of the HMA have a LLTI).
Table 14.1 Households and people with limiting long-term illness (LLTI) (2001)

Area
Peterborough
South Kesteven
Rutland
South Holland
Southern Fringe
Peterborough HMA
East of England
East Midlands
England

Households containing someone with
Population with LLTI
LLTI
%
Number
%
Number
31.9%
20,851
16.8%
26,285
30.0%
15,463
15.9%
19,795
28.0%
3,767
14.3%
4,945
35.0%
11,478
19.6%
15,018
29.2%
5,119
14.9%
6,544
31.4%
56,678
16.7%
72,587
30.8%
686,737
16.2%
873,168
34.2%
593,292
18.4%
768,266
33.6%
6,862,037
17.9%
8,809,194
Source: Office for National Statistics 2007 (from 2001 Census data)
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14.4

When we look at the individual parts of the HMA we see that there are some differences.
South Holland has the highest proportion of both households and population with a LLTI
and Rutland shows the lowest proportions. The difference between different parts of the
HMA is further emphasised when we look at the following map which plots the locations of
the population with a LLTI at ward level. The map shows a heavy concentration of LLTI
across most of South Holland and particularly the Eastern side of the district.

Figure 14.1 Spatial distribution of population with LLTI in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Characteristics of population with LLTI
14.5

Below we look in some detail at the population with a LLTI. It should be noted that the
figures are for population and not households and so will to a certain extent be influenced
by different household sizes. The split between different groups (e.g. tenure or car
ownership/use) will therefore not match the figures split for households (from the 2001
Census) provided at several points in this report.

14.6

The first of the tables below looks at the tenure profile of the population with a LLTI
compared with that with no LLTI. The data shows that the population with a LLTI are
particularly likely to live in social rented accommodation. Over a quarter of the population
living in social rented accommodation has a LLTI, this compared with around 14%-15% in
the owner-occupied and private rented sectors.
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Table 14.2 Tenure of population with LLTI in the HMA
Tenure group
Owned
Social rented
Private rented
TOTAL

With LLTI

No LLTI

Total population

45,109
274,060
319,169
17,427
48,373
65,800
6,545
36,432
42,977
69,081
358,865
427,946
Source: Office for National Statistics 2007 (from 2001 Census data)

% with LLTI
14.1%
26.5%
15.2%
16.1%

14.7

Further data from the Census suggests that people with a LLTI are slightly less likely to live
in accommodation which is overcrowded. An estimated 14.7% of all people who are
overcrowded have a LLTI; this can be put in context with 16.1% of the total population
having a LLTI. We have also used Census data to look at access to accommodation. The
Census data suggests that across the HMA people with a LLTI are more likely than the rest
of the population to live in accommodation which does not have access at ground floor
level. Overall, 5.5% of people with a LLTI live in accommodation which is not accessed
from ground floor level, this compares with 4.1% of the population without a LLTI (this result
is likely to be related to the findings for tenure with the social rented sector having a greater
proportion of purpose-built flats).

14.8

Finally, we have used Census data to look at car ownership. The Census suggests that
people with a LLTI are far less likely to have access to a car or van than other households.
The data is shown in the figure below.
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Figure 14.2 Car/van ownership/use by LLTI in the HMA
100%
90%

24.5%
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80%

47.8%

70%
60%
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46.7%
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41.5%
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28.8%
10.8%

0%
Population with LLTI

Populaiton with no LLTI

No car/van

2 or more cars/vans

1 car/van

Source: Office for National Statistics 2007 (from 2001 Census data)

Survey data
14.9

All of the local housing needs assessments/surveys carried out for the individual local
authorities in the area obtained information about households who said that one or more
people suffered from one or more of the following disabilities/support needs (the exact list
varied slightly from report to report but were broadly the same in all cases):
•
•
•
•
•

Frail elderly
Persons with a physical disability
A learning disability
A mental health problem
A severe sensory disability

14.10 Survey data again generally supports the findings above from secondary data and some of
the key survey findings can be summarised as:
•

•

P age 164

The main groups were typically those with a physical disability and generally around
half of households identifying a disability/support need had at least one member
falling into this category
Households were generally older with pensioner only households showing
particularly high proportions of people with some form of disability/support need
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•

Generally the housing situation of households with a disability/support need is
worse than other households with such households being typically three to four
times more likely to be living in unsuitable housing

•

Income levels are universally low (although there will be some link here to the fact
that older people are more likely to have a disability/support need)

14.11 Finally, those households with a member with a disability/support need were asked to
indicate if there was a need for improvements to their current accommodation and/or
services. In all cases a significant number of households indicated that improvements were
required. In terms of physical adaptations the main requirements centred on improvements
to bathrooms (e.g. shower units) whilst in all cases a significant number of households
noted that they could benefit from more support services to help maintain their home.

Stakeholders
14.12 Stakeholders raised a number of important issues related to the provision of housing and
services to households with disabilities or support needs. In particular funding was raised
as a key issue. It was noted that the demand for Disabled Facilities Grants (DFGs) was
increasing dramatically and there is simply not the money there to fulfil more than a fraction
of the demands/requirements.
14.13 A need for smaller units for people with mental health problems was raised by one
stakeholder. Whilst there was no disagreement about such a requirement it was accepted
that such a provision is very difficult to do in rural areas (where the requirements were
thought to be greatest due to a lack of supply).
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Summary

i)

Data from the 2001 Census suggests that 31.4% of households in the HMA contain
someone with a limiting long-term illness (LLTI) whilst 16.7% of the population have a
LLTI. These figures are broadly in line with regional and national averages. The
proportion of households/population with a LLTI does vary considerably across the HMA
with South Holland showing particularly high proportions with a LLTI.

ii)

The population with a LLTI is concentrated within the social rented sector and appears to
be somewhat disadvantaged (for example having a very low car/van ownership/use
compared with other households).

iii)

Household survey data about people with some form of disability or support need tends
to support the finding of such households being disadvantaged with survey data showing
high levels of housing unsuitability and generally low incomes amongst households with
disability and support needs.
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15. Key worker households
Introduction
15.1

The CLG guide to strategic housing market assessments identifies an analysis of key
worker households as potentially an important area of study. Unfortunately there is no
recognised source of data about key workers against which we can draw information for the
purposes of this study. However, it is generally agreed that key worker households are
typically those working in the public sector and the Census does provide some information
about the population whose employment falls into the category of ‘Public administration,
education & health’. We have therefore looked at information from this group of the
population as well as drawing on information from each authority's most recent housing
needs survey/assessment.

15.2

The PPS3 definition of key workers is:
…includes those groups eligible for the Housing Corporation funded Key Worker
Living programme and others employed within the public sector (i.e. outside of this
programme) identified by the Regional Housing Board for assistance.

15.3

Census data (presented earlier in this report) suggests that across the whole HMA, around
23.2% of people who are working are employed in public administration, education or
health. This proportion is slightly below the equivalent figure for either of the two relevant
regions or indeed England as a whole. Within the HMA the proportion of people employed
in administration, education or health varies from 16.2% in South Holland to 31.2% in
Rutland. The map below shows how this proportion varies by ward across the study area.
The map clearly shows the difference between South Holland and other parts of the study
area (particularly Rutland).
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Figure 15.1 Spatial distribution of key workers in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Character of key workers
15.4

The Census provides some additional data about the group of people working in public
administration, education and health and below we have tabulated data about the ages of
such people and the social group in which their employment falls.

15.5

The first table below shows that ‘key workers’ are typically older than other people in
employment. Overall it is estimated that 17.3% of key workers are aged under 30, this
compares with 25.5% of other working people. It is however also interesting to note that the
proportion of key workers aged 60 and over is lower than the equivalent proportion of nonkey workers.
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Table 15.1 Age of ‘key workers’ in the HMA
Age group

Key worker

Under 30
30 to 39
40-49
50 to 59
60 and over
TOTAL
Under 30
30 to 39
40-49
50 to 59
60 and over
TOTAL

15.6

Non-key worker

All working people

7,952
41,345
11,954
41,044
13,206
36,464
10,575
32,807
2,327
10,254
46,014
161,914
17.3%
25.5%
26.0%
25.3%
28.7%
22.5%
23.0%
20.3%
5.1%
6.3%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

49,297
52,998
49,670
43,382
12,581
207,928
23.7%
25.5%
23.9%
20.9%
6.1%
100.0%

The table below shows the social group in which the key worker’s employment falls. The
data suggests that key workers are far more likely to be within social groups 1 to 3 than
other working people. In total over half (51.9%) of key worker employment is within groups
1-3 compared with only 32.4% of other working people. That said there are an estimated
8.6% of key workers whose employment falls into groups 8 & 9 and for whom pay levels
are likely to be lower. It is these households in the lower social grades who may have
particular difficultly in accessing market housing. However it should be noted that the
proportion of other households in the lowest social group is significantly higher than for key
workers (28.5% in social groups 8 & 9). Further data analysis suggests that key workers
are generally better qualified than other workers.
Table 15.2 Social group of ‘key workers’ in the HMA
Social group
1 to 3
4&5
6&7
8&9
TOTAL
1 to 3
4&5
6&7
8&9
TOTAL

Key worker

Non-key worker

All working people

23,894
52,568
8,213
43,572
9,944
19,691
3,948
46,196
45,999
162,027
51.9%
32.4%
17.9%
26.9%
21.6%
12.2%
8.6%
28.5%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

76,462
51,785
29,635
50,144
208,026
36.8%
24.9%
14.2%
24.1%
100.0%
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Survey data
15.7

In all of the housing needs surveys/assessments conducted for the local authorities in the
HMA questions were asked to try and ascertain whether or not the household would be
considered to be a key worker. Although definitions varied between different reports a
common theme was that key workers would be employed in certain public sector
occupations (e.g. teachers, nurses, the emergency services).

15.8

The data from the housing needs survey/assessments tends to support the information
presented above from the Census in that such households appear to be relatively affluent
compared with other working people. However, the survey data did provide some analyses
not available from Census data and the findings from these are summarised below:
•

Key workers are more likely than other households to live in owner-occupied
accommodation, they are also less likely to live in the social rented sector

•

Key worker incomes are generally slightly higher than for other households where
someone is in employment
Key workers appear to be more mobile and have typically moved home more
recently than other households (and generally indicate a likelihood of moving in the
future)

•

Summary

i)

Census information about people working in ‘public administration, education or health’
has been used as a proxy for key workers. This data source suggests that 23.2% of
employed people work in this industry across the HMA (with a variation from 16.2% in
South Holland to 31.2% in Rutland).

ii)

‘Key workers’ tend to be slightly older and are generally employed in jobs which fall into
the highest social groups.

iii)

Information from household survey data generally confirms that key workers are
relatively less disadvantaged than other people with a high proportion of owneroccupiers and relatively high incomes found for key worker households across the HMA.
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16. Migrant worker households
Introduction
16.1

Migrant workers are a group about whom relatively little is known, but who are rapidly
changing, and growing in numbers, and are an important part of the employment pattern in
many areas. Due to their recent arrival in this country and the low income and pay of many
of them, their housing is naturally an issue. There is no official definition of a ‘migrant
worker’ but as the name suggests, it generally describes households who have entered the
country fairly recently and primarily for work purposes.

16.2

A better understanding of the migrant worker issue was a key theme raised by
stakeholders, particularly in South Holland. As a result of the pattern of concerns, specific
studies of migrant workers were carried out as part of the primary surveys in Rutland,
South Holland and South Kesteven. These are addressed in detail in the respective new
HNS for those districts, and the information is summarised here. It must be borne in mind
that the migrant worker surveys were not ‘random’ and that therefore the results must be
treated as an impression of the problem rather than a statistically valid set of conclusions.
This is true of most work on migrant workers, due to the difficulty of accessing this group.
There has also been a larger study carried out in South Lincolnshire, which is reviewed
here. This chapter begins with a national background overview of the issue.

16.3

It is important to emphasise that none of the studies reviewed here (national or local) are
proper statistical estimates of the sizes of populations. They are ‘qualitative’ estimates
based on such things as street interviews, which cannot provide estimates of the sizes of
populations, but can provide useful information on the nature of the housing problems
faced by these groups.

National situation
16.4

Due to the high political profile of the issue, there are an increasing number of studies of
migrant workers. The commentary below focuses more upon Polish migrant workers than
others, since they appear to be the majority of migrant workers in the Peterborough subregional HMA. This apparent result may well not be true; as per the statement above,
these results are based on qualitative research. However it appears that Polish workers
are quite numerous in the HMA. Four studies will be referred to in particular here, using the
capital letters below for economy of space:
A. New European migration: good practice guide for local authorities, Improvement and
Development Agency for Local Government and CLG, June 2007 [this contains a
bibliography in Chapter 5]
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B. East European immigration and community cohesion, University of Sussex authors,
Joseph Rowntree, 2007
C. Migrants lives beyond the workplace, Oxford University authors Joseph Rowntree, 2007
D. British immigrants: an economic profile, Institute for Public Policy Research, September
2007
16.5

Migration has always existed, and is particularly important in the history of a small set of
islands such as the UK. In 2005 some 380,000 people left the UK and 565,000 entered it
(A Ch 1). The disparity between these numbers illustrates the recent prevalence of net inmigration into the country. Twelve new countries joined the EU in 2004 and a further two in
2007. Many of the people of working age in the new accession countries have seen the
possibility of higher incomes through working in the longer established member countries.
Of the 565,000 in-migrants in 2005 the following are the main sources [again from A Ch 1]:
81,000 from the 12 new 2004 accession countries
99,000 from the rest of Europe
93,000 from the ‘old Commonwealth’

16.6

This puts the new EC migrant worker flow into a wider context: it is not the dominant flow
into this country. However since many of the new EC worker households are poorer than
many of the other in-migrants and more easily visible they have a high public profile. The
foreign born proportion of UK population has been growing steadily for half a century (from
4.2% in 1951 to 8.3% in 2001 [D Table 3.1].

16.7

In terms of hourly pay, the most numerous group in the Peterborough sub-regional HMA
(Polish) showed the lowest hourly pay in 2005-6 (£7.30) compared with £11.10 for UK born
workers and £16-17 per hour for US or Canadian born people (D Table 6.3). The same
source (Table 5.13) also shows that 8% of Polish households live in social rented housing
(as compared with 17% of UK born households and 40-80% for some ethnic groups from
very poor countries of origin).
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16.8

In terms of claiming various kinds of benefit, (migrant workers qualify for benefits after 12
months continuous employment and paying NI contributions and Worker Registration)
source D also suggests (Tables 5.10 to 5.12) that Polish people claim such benefits to a
much lesser extent than UK born households and most other nationalities: they are in the
top fraction of those not claiming such benefits. This suggests a strong degree of selfreliance among this group. This is despite relatively low incomes. Table 5.6 [D] shows
Polish gross annual earned income of just under £16k, compared with around £21k for UK
born households and nearly £40k for households born in the USA or Canada. The
evidence of the present survey (in Rutland and South Holland) is that household incomes
(which of course will include more than one earner in many cases) are about £21k, which
suggests (using the Polish average income just quoted) about 1.3 earners in the average
Polish household.

16.9

Source [C] included interviews with 6 East European nationalities, including Polish. In
terms of accommodation, there is a striking increase in categorisation of accommodation
as (very) poor with increase in sharing: there are hardly any (5%) who do not share but
between a third and a fifth of those sharing with 2-3 other households considered their
accommodation to be (very) poor [C Table 11]. The impression is of a continuing struggle
by many households to achieve satisfactory accommodation. This is borne out by the
tenure profile of the migrant worker households interviewed in this study.

16.10

Source [B] contains valuable information on socio-economic characteristics and community
involvement of East European in-migrants, but focuses on five ethnic origins that do not
include Polish, and so no direct information can be quoted that applies substantially to this
study.

Survey of South Lincolnshire
16.11

A report has been published on the broad situation of South Lincolnshire, which is clearly
an important part of the sub-regional SHMA. Its title is ‘The Dynamics of Migrant Workers
in South Lincolnshire’ (D Zaronaite published by South Holland DC 2006). This researched
issues relating to migrant workers in Boston and South Holland from the perspectives of
labour users, labour providers, migrant workers and the host community. In the study it
emerged that accommodation was viewed as a significant problem from all these
perspectives, especially that of the number of migrant workers living in HMOs (59%).

16.12

The results show that migrant workers are mostly of European origin and the languages
spoken most are Polish (22%), Portuguese (19%), Lithuanian (19%) and Russian (12%).
The research also recognised that migrant workers travelled in from different areas for
work; 13% of those interviewed lived in Cambridgeshire. Although it is illegal in the UK to
charge for providing a job, 9% paid to obtain their job within the UK.
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16.13

Half of the migrant workers interviewed lived in privately rented accommodation; 18% were
accommodated through their employer; 7% rented through other migrant workers; 5%
owned their property; and 15% rented through an estate agent. The largest proportion of
respondents lived in shared housing (40%) with 21% sharing a room with a non-family
member.

16.14

It was reported that those whose accommodation was organised by their employer often
lived in poorer housing conditions. The practice also led to a feeling of entrapment on
behalf of the migrant worker who was unable to leave their position due to fear of finding
themselves homeless. In effect they were in tied accommodation.

16.15

When asked what services they would like 45% of migrant workers requested information
on housing, and 32% on advice on how to pay bills. Labour providers and labour users
also requested information on the provision of accommodation and advice on reputable
landlords.

16.16

The report concluded by providing recommendations for local authorities and other
organisations, those relating to housing can be summarised as follows; that an official
housing officer for migrant workers be employed; to incorporate the needs of migrant
workers into future housing needs and strategies; to inspect HMOs regularly to improve
Health and Safety; and to increase dialogue with employers regarding accommodation.

Migrant workers in Rutland
16.17

The information comes from on-street interviews and various stakeholder discussions. The
data must therefore be treated as indicative. However it does produce quite a vivid picture:
i)

A third of those interviewed came to the UK within the past year, but many had been
in the country for much longer. Half moved to Rutland in the past year.

ii)

60% of respondents were Polish.

iii)

All of them lived either in private rental or bed and breakfast/hotel accommodation.

iv)

Over half the migrant workers were employed in hotels and catering, with industrial
work (16%) and healthcare (14%) the next most important

v)

The average income of respondents was just over £20k, but the most common
income band (40%) is £10 -15k

vi)

Some 59% had college or university education and nearly all the rest had secondary
schooling
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vii)

About a fifth of those responding mentioned housing problems, difficulty in paying
for accommodation or harassment

16.18

It is surprising that all of the interviewed households were in the private rented sector in
one form or another and that none had either bought or entered the social rented sector. In
both the South Lincolnshire and South Holland surveys, of similar size, cases were found
of both owners and households in social rented housing. Upwards of 20% of the sample
had lived in Rutland for 2-5 years. In other surveys of migrant workers which we have
carried out (e.g. in rural East Anglia) there was a wider tenure range among similar groups.
However the findings are quite definite on this point. It is clear generally that the private
rented sector is the main entry point to the housing market for all households, but
especially those with few financial resources and no longstanding residence in the area.

16.19

Given that virtually all the migrant workers had secondary schooling or above, it also
seems clear that many of them are doing work that is often well below their level of
education.

16.20

Contrary to the common image of single males as migrant workers, only 20% were one
person households and around half were more than two persons. About a fifth of the
migrant worker households contained children, and about half were adults sharing the
same dwelling.

16.21

It is interesting that some 43% of migrant workers found their accommodation through
relatives, friends or word of mouth, about 26% through employers and only 7% via estate
agents. It seems clear that this group finds housing outside the most commonly used
routes.

Migrant workers in South Holland
16.22

Some 50 on-street interviews were completed in South Holland, and so again the
information is indicative rather than statistically reliable as evidence. Using the same
approach as for Rutland, above, the summary statistics are:
i)

A fifth of those interviewed came to the UK within the past year, but many had been
in the country for much longer. A quarter moved to South Holland in the past year.

ii)

55% of respondents were Polish.

iii)

All of them lived either in private rental or bed and breakfast/hotel accommodation.

iv)

The vast majority (78%) work in the food processing industry, with the next most
common (8%) being manual or agricultural activities.
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v)

About a third had college or university education and nearly all the rest had
secondary schooling.

vi)

The average income of respondents was £20.5k, and the most common income
bands were £20-30k (41%) and £10-15k (37%).

vii)

About a fifth of those responding mentioned housing problems (e.g. overcrowding)
and difficulty in paying for accommodation.

16.23

Hardly any of the worker households were one person (4%) and most (about 70%) were
more than two person. About a quarter of households contained children, and about a third
are adults sharing.

16.24

Unlike Rutland, not all migrant workers were private renters: about 10% were either
owners or social renters. This may be related to the fact that a quarter rather than a half
were recent arrivals into the district, or it may be to do with the social mix.

Migrant workers in South Kesteven
16.25

The survey was based on 50 on-street interviews, and like the other surveys was therefore
of qualitative value rather than indicating precisely what the population is and how it is
composed.

16.26

With that reservation, the summary findings were:
i)

15% had moved into South Kesteven in the past year, and a similar proportion
within the past 1-2 years. The large majority, 70%, had moved to South Kesteven
2-5 years ago.

ii)

42% of the respondents were Polish, 24% Lithuanian, and 16% Portuguese, with
small numbers of 5 other nationalities. The large majority were from East Europe:
the new accession countries.

iii)

The main occupation of this group of migrant workers was food processing, followed
by industrial/manufacturing activity.

iv)

As with the groups in other districts, education levels were high: half having a
college or university education.

v)

The majority of the households were 2-person (44%), and 1-person and 3-person
households (22% each) were the other main categories.
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16.27

vi)

The median income was quite low (£10-20k) with most of the rest slightly higher (in
the £20-30k bracket). There were some much higher earners and some very low
earners.

vii)

Most were private renters, or tied, with no councils renters at all (despite their
including longer residents), but 8% had bought with a mortgage, which again
probably refers to longer established residents.

viii)

28% of the respondents refused to answer the question on working status in the UK,
leaving a suspicion that this will include at least some who are not wholly legal,
though it could also reflect general suspicion of being questioned.

Like the other two councils, the major representation was of Polish people. Compared with
the other two councils’ surveys, the population of migrant workers in South Kesteven
appears longer established. A noticeably smaller proportion had arrived in the past year

Peterborough
16.28

No survey work was conducted in the City, but New Link, part of the City Council, provides
a much more structured support system for the various in-migrant workers than is
commonly found in England. A detailed record is kept of those visiting New Link’s office,
where various forms of support are provided to enable workers to access services such as
health and education.

16.29

New Link estimates about a fifth of the likely population of in-migrant workers visits the
New Link offices and detailed interviews are carried out with them. Information has been
gathered for the last eight months of 2005-6, all of 2007 and information has been collated
for the first six months of 2007/8. Some key results from the data collection are as follows:

16.30

i)

In the earliest year, 2005, very few new EC Accession workers were registered, and
the spread was wide (the majority refugees from Iraq)

ii)

In 2006/7 33% were Polish and a further 12% Slovak (i.e. 45% in all)

iii)

In part of 2007/8 51% were Polish and 19% Slovak (i.e. 70% in all)

This pattern is mirrored in the overall National Insurance Registration figures: a rapid
increase in New Accession (A8) numbers, but not A2 states. What is not reflected in the NI
figures is a very substantial Lithuanian in-migrant population: between a third and a half as
big as the Polish one, but not yet reflected in New Link clients for various reasons (a dislike
of Russian language and any bureaucracy and officialdom, which is being overcome with
the addition of Lithuanian speakers at New Link, with a consequent increase in Lithuanian
clients).
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16.31

New Link is increasingly involved in outreach work with major local employers such as Ikea
and Debenhams who are keen to retain the New EC workers for business sustainability
(reduced staff turnover, training and talent retention). Hence if a ‘housing ladder’ can be
constructed, together with support services then it is possible that larger numbers of these
newly arriving, and normally very highly qualified people will remain in the City. This would
be an advantage both in terms of the underachievement of Peterborough’s growth target
and its need to balance the relatively low-skilled present population.

16.32

New Link estimates that of the total resident employed workforce that works in the City,
some 65,000, about 10-15,000 (15-20%) are migrant workers, working in and around the
city. This gives an impression of the extremely rapid transformation that has occurred in
the workforce of the City. New Link has recently set up a taskforce of local residents and
officials to specifically tackle the issues of private rented housing, which is the only option
for most migrant workers. The pressure is now on the housing ‘offer’ to adapt to meet this
potential demand. The new EC Accession population is, as normal, mainly located in the
private rented sector at present. That situation will not encourage longer term stays: there
will have to be a progression to other tenures for that to happen.

Discussion of the results in their context
16.33

The sources suggest the predominance of Polish households among the migrant workers
(between a half and two thirds of the total). It must be re-emphasised that these are
qualitative results, and not reliable population estimates.

16.34

There is a marked difference between the admittedly small samples of migrant workers
accessed in this study in Rutland, South Kesteven and South Holland. The Rutland group
shows higher levels of qualification and is concentrated in the catering and hotels industry.
Migrant workers in South Kesteven show similarly high levels of qualification but are
principally employed in food processing. In South Holland the level of qualification is lower
(though still very high for the nature of most of the work) and the work is predominantly
food processing, with some agricultural work as well. This to some extent reflects the
different employment character of the two districts, but no doubt also the particular routes
through which the workers came to the area.

16.35

Despite the quite different types of employment found in the three districts, the average
household income is virtually the same: just over £20k. That is not a high income, but is
higher than might be expected in the context of the generally lower paid activities typically
associated with migrant workers, and with the types of employment pursued by the
workers in these three districts. This is probably partly explained by the longer hours
worked. It is noticeable that the distribution of incomes in South Holland and South
Kesteven are more concentrated, with hardly any higher earners, whereas in Rutland there
are more lower earners, but more higher earners, and so the same average income
derives from rather different ranges of household earnings.
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16.36

The absence of all but private renting in Rutland and South Holland may well change, as
the period of residence increases, as it seems likely to do in at least some cases. South
Kesteven’s slightly longer term migrant residents show a proportion of both owner
occupiers. The latter tenure is not as quickly accessible to those without substantial equity
as private renting is. The high fraction of private renters in all cases shows the importance
of the private rented sector, as a flexible tenure option (however poor its quality may
sometimes be).

16.37

In terms of policy implications, the conclusions of the South Lincolnshire study seem
generally applicable to the Peterborough sub-regional HMA generally, so far as these
results show: the desirability of dedicated staff from the local authority, monitoring of
HMOs, and the importance of dialogue with employers. This impression is heightened by
the information obtained from New Link in Peterborough regarding the burgeoning new EC
Accession working population of that city, possibly amounting to 15-20% of the resident
employed workforce.
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Summary

i)

Migrant worker households have a high public profile, following the twelve new EC
accessions in 2004 and two more in 2007. Net immigration to the UK in 2005 (the most
recent year of full figures) was 565,000- 380,000 = 185,000. However only about 14% of
the overall gross in-migration was (in 2005) from the twelve new accessions.

ii)

Data collection has been a major problem for all studies of this issue: whether national or
local. This is because of the recent arrival in this country of many such migrant workers,
and the highly informal nature of the housing markets used (hardly any accommodation
found through estate agents for example). Both national and local surveys have relied
mainly on street interviews which are ‘non-random’ so that the results can only be
broadly indicative. Moreover samples are small numbers (e.g. 50 at local authority level
and around 500 for national and regional ones). The result is that the information is
‘indicative’ rather than statistically valid. It gives an impression, and not a full picture.

iii)

Polish workers are shown to be the main group, but this is the result of a non-random
survey and this group may not be the most numerous within the true overall populating of
migrant workers. They are, however, shown as the main group within the councils of the
Peterborough sub-regional HMA measured in this survey (Rutland, South Holland and
South Kesteven). Polish workers are shown in the wider national studies to earn less
than most other migrant workers, although they are far more self-reliant, being high on
the list of communities that do not claim benefits.

iv)

In the South Lincolnshire study of 2006 (which covers households in Boston and South
Holland) it was found that a large fraction (59%) lived in houses in multiple occupation
(HMOs). About 40% shared accommodation with other families, and most were in forms
of private rental (either renting directly or being in tied accommodation where the
employer provided the accommodation). Those in tied accommodation showed the worst
housing problems.

v)

The Rutland study found that the major employment was in hotels and catering (over
half) with industrial and healthcare employment in significantly more minor roles. Levels
of education were universally high: secondary school or university, suggesting that
migrant workers were not able to fully use their education status in the work they were
doing. In South Holland the employment structure was radically different: mostly in food
processing with a minor element of agricultural work. The education background of the
workers was again high, though not as high in terms of university level education as in
Rutland. In South Kesteven the employment structure was similar to South Holland,
predominantly food processing with some industrial/manufacturing activity. Over half of
the migrant workers in South Kesteven have been to college or university.
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vi)

The main ethnic group in all cases (between one half and two thirds) is Polish. The
average household income in all council areas was above £20k. This average contained
many more higher earners (and correspondingly more lower earners) in Rutland as
compared with South Holland and South Kesteven, where most households were close
to the average. The South Kesteven migrant workers showed fewer very recent inmigrants to the district (15% in the past year compared with a half in Rutland and a
quarter in South Holland) and this may be related to the fact that in South Kesteven
about 8% of the migrant households had bought a home, whereas in Rutland and South
Holland there none had. Most of the households in all areas were private renters: the
majority directly renting, but a substantial fraction (about a third) tied to employment.

vii)

As noted in the national studies, it is in the tied sector that much of the worst housing is
found. There were concerns over the quality of some of the housing and about security.
Given the high fraction of households sharing accommodation this is not surprising.
There is clearly scope for more direct attempts by the local authorities to have regular
contact with relevant employers and to monitor the private rented sector and most
obviously the HMOs as closely as possible. This is likely to be the best route to improved
housing for this group.

viii)

The recent arrival of many migrant worker households means that one of the best routes
to improvement is time: it is likely that a fraction of these households will settle in the
area and find more satisfactory housing. The composition of the migrant worker
households (often larger than one person) suggests that the pattern of employment
markets and migration is different from some areas of the country, with many migrant
workers in the HMA wishing to stay and work on a long term basis.

ix)

The figures from New Link in Peterborough highlight the fact that Polish workers are the
mainstay of the new EC Accessions worker population. This has risen to an estimated
15-20% of the total resident working population of the City, which is an amazingly rapid
transformation of the workforce. The future challenge is to provide a route towards
longer term residence for these workers. This means tenures other than the private
rented, to encourage them to settle down. This has the collateral advantage that these
households are much more highly skilled than the average for the HMA and would help
to re-balance the skill level in the population as well as add a highly motivated element
to the workforce in the longer term.
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17. Older person households
Introduction
17.1

Guidance recognises the need to provide housing for older people as part of achieving a
good mix of housing. Indeed as population projections show earlier in this document the
number of older people in the population is expected to increase significantly over the next
few years. This chapter of the report therefore looks at the characteristics of the older
person population. Data is largely drawn from Census information although this is
supplemented by information provided to individual local authorities as part of their most
recent housing needs assessments/surveys.

Number and distribution of older persons
17.2

The tables below show the number and proportion of older person households in the HMA
at the time of the 2001 Census. The data shows that overall the proportion of households
containing only pensioners is broadly in line with regional and national averages. At the
time of the Census it was estimated that just under a quarter (24.5%) of households in the
HMA were pensioner only. This figure is made up of 13.6% single pensioners and 10.9% of
households with two or more pensioners.
Table 17.1 Pensioner households in the HMA (Census 2001)

Pensioner households
Single pensioner
2 or more pensioners
All households
Single pensioner
2 or more pensioners
All households
Total % pensioner only

17.3

Peterborough
HMA
24,539
19,712
180,656
13.6%
10.9%
100.0%

East of
England
315,565
235,913
2,231,974
14.1%
10.6%
100.0%

East Midlands

England

241,226
173,436
1,732,482
13.9%
10.0%
100.0%

2,939,465
1,908,837
20,451,427
14.4%
9.3%
100.0%

24.5%
24.7%
23.9%
Source: Office for National Statistics 2007 (from 2001 Census data)

23.7%

Within the HMA we do see some differences between different sub-areas. The lowest
proportion of pensioner-only households is found in Peterborough City (at 21.4%), this
compares with over 30.4% in South Holland.
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Table 17.2 Pensioner households in the HMA (Census 2001)
Pensioner households
Single pensioner
2 or more pensioners
All households
Single pensioner
2 or more pensioners
All households
Total % pensioner only

17.4

Peterborough

South
Kesteven

Rutland

South
Holland

8,313
7,135
1,889
5,034
5,684
5,614
1,664
4,927
65,378
51,496
13,451
32,748
12.7%
13.9%
14.0%
15.4%
8.7%
10.9%
12.4%
15.0%
100.0%
100.0%
100.0%
100.0%
21.4%
24.8%
26.4%
30.4%
Source: Office for National Statistics 2007 (from 2001 Census data)

Southern
Fringe
2,168
1,823
17,583
12.3%
10.4%
100.0%
22.7%

Peterborough
HMA
24,539
19,712
180,656
13.6%
10.9%
100.0%
24.5%

The map below shows how the proportion of pensioner-only households varies by wards.
The map shows that pensioner only households are spread around the HMA with particular
concentrations evident in parts of South Holland. It is also notable that the main urban
areas of Peterborough and Grantham tend to have lower proportions of older person
households than rural areas.

Figure 17.1 Spatial distribution of pensioner-only households in the
HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

P age 184

1 7 . O ld e r p e r s o n h o us e h o ld s

Character of older person households
17.5

We have used Census data to explore in a bit more detail some characteristics of older
person households. Where possible data has been split between single pensioner
households and households with two or more pensioners (and no other people).

17.6

The table below shows the broad tenure split of older person households in the HMA. The
data shows that single pensioner households are particularly likely to live in social rented
accommodation. In total it is estimated that nearly a third (31.9%) of single pensioner
households live in the social rented sector, this compares with only 14.7% of households
with two or more pensioners and 16.7% of all households in the HMA.

17.7

Households with two or more pensioners are particularly likely to be owner-occupiers –
over 80% of this group own their own home, this figure is significantly higher than the
equivalent figure for single pensioners (57.2%) and also notably higher than the figure for
all households in the HMA (72.0%).
Figure 17.2 Tenure by older person households in the HMA
100%

5.2%

10.9%
90%

11.2%

14.7%
16.7%

% of households in tenure group

80%
70%

31.9%

60%
50%
80.1%

40%

72.0%
30%

57.2%

20%
10%
0%
Single pensioner

2 or more pensioners
Owner-occupied

Social rented

All households
Private rented

Source: Office for National Statistics 2007 (from 2001 Census data)
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17.8

A key theme that is often brought out in SHMA work is the large proportion of older person
households who under-occupy their dwellings. Data from the Census allows us to
investigate this using the occupancy rating. The data is shown in the figure below. The data
shows that pensioner households (particularly those with two or more pensioners) are
particularly likely to be under-occupying their dwelling. In total it is estimated that nearly
three-quarters (72.9%) of two or more pensioner households have an occupancy rating of
+2 or more.
Figure 17.3 Occupancy rating by older person households in the HMA
100%
90%

0.9%
5.0%

3.6%

13.5%

17.5%
21.2%

80%
% of households in group

3.7%

24.5%

70%
29.5%
60%
50%
40%

72.9%

30%

58.3%
49.4%

20%
10%
0%
Single pensioner

2 or more pensioners
+2 or more

+1

0

All households
-1 or less

Source: Office for National Statistics 2007 (from 2001 Census data)

17.9

It is of interest to study the above information by tenure. The table below shows the number
of pensioner households who have an occupancy rating of +2 or more in each of the three
broad tenure groups. The table indicates that whilst the majority of older person households
with an occupancy rating of +2 or more are in the owner-occupied sector there are 2,599
properties in the social rented sector occupied by pensioner only households with an
occupancy rating of +2 or more which may therefore present some opportunity to reduce
under-occupation.
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Table 17.3 Pensioner households with occupancy rating of +2 or more by
tenure in the HMA (Census 2001)
2 or more
All pensioner only
pensioners
households
Owner-occupied
9,398
12,674
22,072
Social rented
1,564
1,035
2,599
Private rented
1,162
669
1,761
All tenures
12,124
14,378
26,502
Source: Office for National Statistics 2007 (from 2001 Census data) (from 2001 Census)
Pensioner households

Single pensioner

17.10 The final piece of data from the Census that we have investigated is car/van
ownership/use. This information is shown on the figure below. The data clearly shows that
single pensioner households are far less likely than other households to have access to a
car or van.
Figure 17.4 Car/van ownership/use by pensioner households in the HMA
100%

% of households in group

5.3%

14.0%

90%
80%

1.0%

1.0%

34.8%

27.9%

70%
60%
68.3%

50%

45.3%

40%
30%

63.8%

20%
10%

16.5%

19.9%

2 or more pensioners

All households

0%
Single pensioner
No car/van

1 car/van

2 cars/vans

3 cars/vans

4+ cars/vans

Source: Office for National Statistics 2007 (from 2001 Census data)
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Survey data
17.11 The reports for each local authority based on survey data from housing needs
assessments/survey contained an analysis of the situation of older person households. The
analysis in each report concentrated on households where all members were of
pensionable age (60 and over for females and 65 and over for males). In general the
results from the survey data supports the findings from Census information presented
above. Some of the key findings from survey work across the sub-region include:
•

•

•

Older person households were generally small with virtually all containing only one
or two persons. Around half of all single person households were found to be
pensioner-only
Older person households appeared to be concentrated in the owner-occupied
sector (and in particular owners with no mortgage). However the proportion of older
person households living in social rented accommodation was generally higher than
for other households
Survey data indicated that under-occupation is a significant issue in older person
households with a great many living in larger (3 or more bedroom) accommodation
whilst their requirements would be for smaller accommodation.

Stakeholders
17.12 There was a lively debate amongst stakeholders about future provision of housing for older
people. This centred not just on additional housing but also allowing people to remain in
their own homes. It was noted that the key problem is that ‘people are living longer and
housing services are not fully meeting this need’.
17.13 It was generally accepted that households required support to be able to remain in their
homes (a suggestion supported by analysis of household survey data) and whilst
adaptations were considered necessary in some cases it was felt that purpose-built
adapted homes were better than adapting current accommodation. One stakeholder noted
that ‘partially adapted homes are weak alternatives’. The possibility of providing ‘leasehold
schemes’ was also raised although it was noted that these tended to be most popular in
urban areas and may therefore not be relevant across the whole HMA. It may in fact be
difficult to produce viable leasehold schemes in rural areas.
17.14 There was also an issue raised about the current stock of housing for older people
(particularly in the social rented sector). It was argued that much of the accommodation on
offer is out-of-date (e.g. bedsits) and that there tends to be limited demand for smaller
(specifically one bedroom) bungalows in the most rural areas. This latter point can be read
in conjunction with a further comment raised which was that transport services are a key
factor in enabling older person households to stay in their current homes.
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Summary

i)

Older person households make up a similar proportion of the household population in the
HMA to equivalent regional and national figures, though there are variations: South
Holland and Rutland have higher percentages of older persons. Around 24.5% of all
households in the HMA as of 2001 were comprised of only people of pensionable age.
South Holland showed a particularly high proportion of households with older persons
with Peterborough City the lowest.

ii)

There is a significant difference in relative prosperity between single pensioner and
multiple pensioner households. Single pensioners are relatively concentrated in the
social rented sector and tend to have limited use or ownership of a car or van whilst
multiple older person households are more likely than average to be owner-occupiers
and have a high level of car/van availability.

iii)

Under-occupation is a key feature of the older person population and Census data
suggest that a large proportion of older person households (particularly multiple older
persons) have a high occupancy rating(+2). Whilst much of the under-occupancy is in
the owner-occupied sector, there is a considerable number of households underoccupying social rented accommodation.

iv)

The results obtained from Census data are supported by information available from each
Council’s most recent housing needs survey/assessment
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18. Families
Introduction
18.1

Guidance recognises the importance of providing housing for families to help create mixed
communities. In this section of the report we have looked at Census data about the
situation of households that contain children. For the purposes of analysis of Census data
we have concentrated on households containing dependent children and have broadly split
information into four groups:
•
•
•
•

Married couples with dependent children
Cohabiting couples with dependent children
Lone parents with dependent children
Other households with dependent children

Number of families
18.2

The tables below show the number of households with dependent children in the HMA and
other associated areas. The data shows that across the HMA just under a third of
households (29.8%) contained dependent children, this figure is typical compared with
either of the regions of England as a whole. The make up of these households is also
broadly similar to the regional and national position although the proportion of lone parent
households is slightly lower than the national average.
Table 18.1 Households with dependent children in the HMA (Census 2001)

PeterEast of
East
Household type
borough
England
Midlands
HMA
Married couples with dependent children
34,211
422,997
314,631
Cohabiting couples with dependent children
6,005
74,169
61,850
Lone parents with dependent children
10,497
118,081
105,365
Other households with dependent children
3,155
38,754
31,702
All households
180,656
2,231,974
1,732,482
Married couples with dependent children
18.9%
19.0%
18.2%
Cohabiting couples with dependent children
3.3%
3.3%
3.6%
Lone parents with dependent children
5.8%
5.3%
6.1%
Other households with dependent children
1.7%
1.7%
1.8%
All households
100.0%
100.0%
100.0%
Total % with dependent children
29.8%
29.3%
29.6%
Source: Office for National Statistics 2007 (from 2001 Census data)

England
3,591,335
661,073
1,311,974
458,369
20,451,427
17.6%
3.2%
6.4%
2.2%
100.0%
29.4%
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18.3

Within the HMA we see some small differences between different sub-areas. The lowest
proportion of households with dependent children is found in South Holland (25.7% of
households contain dependent children). The figure is highest in the Southern Fringe area
(31.4%). Peterborough City stands out as having a particularly high proportion of lone
parent households.

18.4

Peterborough
HMA

Married couples with dependent children
11,551 10,569
2,869
5,411
Cohabiting couples with dependent children
2,185
1,802
316
1,085
Lone parents with dependent children
5,003
2,706
574
1,435
Other households with dependent children
1,464
729
180
475
All households
65,378 51,496 13,451 32,748
Married couples with dependent children
17.7%
20.5%
21.3%
16.5%
Cohabiting couples with dependent children
3.3%
3.5%
2.3%
3.3%
Lone parents with dependent children
7.7%
5.3%
4.3%
4.4%
Other households with dependent children
2.2%
1.4%
1.3%
1.5%
All households
100.0% 100.0% 100.0% 100.0%
Total % with dependent children
30.9%
30.7%
29.3%
25.7%
Source: Office for National Statistics 2007 (from 2001 Census data)

Southern
Fringe

South
Holland

Rutland

South
Kesteven

Household type

Peterborough

Table 18.2 Households with dependent children in the HMA (Census 2001)

3,811
617
779
307
17,583
21.7%
3.5%
4.4%
1.7%
100.0%
31.4%

34,211
6,005
10,497
3,155
180,656
18.9%
3.3%
5.8%
1.7%
100.0%
29.8%

The maps below show firstly the proportion of households with dependent children and
secondly the distribution of lone parent households by ward. The data for the figures have
been split into five broad categories (from highest proportion of households with dependent
children to the lowest). The data for all households with dependent children does not show
any clear cut trends although it is interesting to see a concentration of wards with a high
proportion of such households at the southern end of South Kesteven.
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Figure 18.1 Spatial distribution of households with dependent
children in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

18.5

For lone parents a clear trend emerges with such households being concentrated in the
main urban areas of Peterborough and Grantham (and to a lesser extent Spalding and
Stamford). There appear to be relatively few lone parent households in locations other than
these main urban areas.
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Figure 18.2 Spatial distribution of lone parent households in the HMA
© Crown Copyright

Source: Office for National Statistics 2007 (from 2001 Census data)

Characteristics of households with children
18.6

Using Census data we are able to provide some characteristics of households with
dependent children. The data shows that the tenure profile of all households with
dependent children does not vary much from the profile of all households in the HMA.
However, there are considerable differences between the different groups of households
with dependent children. Particularly of note are the higher number of married couples
living in owner-occupied accommodation (83.4%) and the large proportion of lone parents
in the social rented sector (41.5%). The lone parent group also shows a high proportion of
households living in private rented housing and relatively few owner-occupiers.

18.7

These results would tend to suggest that lone parent households are relatively
disadvantaged whilst married couple households with dependent children generally have a
more prosperous profile.
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Private rented
TOTAL
Owner-occupied
Social rented
Private rented
TOTAL

Other
households with
dependent
children

28,530
3,764
4,033
2,102
3,109
1,489
4,357
719
2,572
752
2,107
334
34,211
6,005
10,497
3,155
83.4%
62.7%
38.4%
66.6%
9.1%
24.8%
41.5%
22.8%
7.5%
12.5%
20.1%
10.6%
100.0%
100.0%
100.0%
100.0%
Source: Office for National Statistics 2007 (from 2001 Census data)

All households

Social rented

All households
with dependent
children

Owner-occupied

Lone parents
with dependent
children

Tenure

Cohabiting
couples with
dependent
children

Married couples
with dependent
children

Table 18.3 Tenure of households with children in the HMA

38,429
9,674
5,765
53,868
71.3%
18.0%
10.7%
100.0%

130,138
30,237
20,281
180,656
72.0%
16.7%
11.2%
100.0%

18.8

Overcrowding is a key theme when looking at the housing needs of households with
children and again Census data can allow us to look at the numbers and proportions of
households in each of the various groups who are overcrowded on the occupancy rating
(having a negative occupancy rating). The figure below shows the occupancy rating for the
various households groups and how this compares with all households in the HMA.

18.9

The data shows that households with dependent children are slightly more likely than other
households to be overcrowded (negative occupancy rating) although this varies
tremendously for different household groups. The ‘other’ group of households contains a
very high proportion of overcrowded households – this group is likely to be mainly larger
households (and will often be extended family households). Other than this group, lone
parents show a high level of overcrowding with an estimated 6.9% of households having a
negative occupancy rating. This is nearly double the figure for all households in the HMA.
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Figure 18.3 Occupancy rating by households with dependent children in the HMA
100%

3.7%

90%

14.2%

% of households in group

5.6%

6.9%

19.9%
33.5%
24.5%

24.2%
26.5%

60%

32.9%

40%

20%

26.6%

31.9%

50%

30%

3.7%
13.5%

22.0%
25.2%

80%
70%

5.1%

22.3%
58.3%

57.9%
47.9%
37.8%
29.2%

26.7%

10%
0%
Married couple Cohabiting couple

Lone parent

+2 or more

+1

Other households All households
with dependent
children
0

All households

-1 or less

Source: Office for National Statistics 2007 (from 2001 Census data)

18.10 The final piece of data from the Census that we have investigated is car/van
ownership/use. This information is shown on the figure below. The data shows that overall
households with children are more likely to have access to a car or van than other
households; however, the data also clearly shows that lone parent households are far less
likely than other households to have access to a car or van. It should be noted that for the
purposes of this analysis the Census outputs do not differentiate between married and
cohabiting couples with dependent children.
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Figure 18.4 Car/van ownership/use by households with dependent children in the HMA
100%

0.3%
0.9%
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2.1%
7.5%

90%

4.5%

1.9%
6.5%

11.9%

80%
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5.3%

27.9%

70%
49.0%
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30.4%

39.6%

60%
50%
45.3%

40%
36.7%
30%
37.2%

20%

39.1%

10%

16.6%
4.1%

0%
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No car/van

40.3%

Lone parents
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Other
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19.9%
11.7%
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dependent children
3 cars/vans

All households
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Source: Office for National Statistics 2007 (from 2001 Census data)

Survey data
18.11 Whilst the individual housing needs surveys/assessments do not provide a separate
account of the situation of households with children there is a significant amount of data
contained within these about such households (generally split between lone parent and
other households with children). Some of the key findings from survey work across the
HMA include:
•
•

Households with two or more adults (and children) typically have the highest
incomes. Lone parents on the other hand universally have low incomes
Lone parent households are concentrated in the social and private rented sectors
and are far more likely than other households to be living in unsuitable housing (and
also to be in housing need)
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Future changes in households with children
18.12 Population projection data provided in Chapter 3 of this report suggests that across the
HMA there is expected to be little change in the number of children between 2006 and 2026
(indeed possibly a small decline). This would tend to imply that the increase in demand for
additional family accommodation in the future may be limited. However, in the immediate
future it is clear that there is a demand for housing for families. The results from the
balancing housing markets exercise suggest that there is indeed a demand for larger sized
accommodation (which would typically be aimed at families with children) in both the
market and affordable sectors.
18.13 Households’ projection data from CLG does however suggest that (nationally) there will be
around a 20% increase in the number of lone parent households. Such households have
been identified above as being particularly disadvantaged and if the national projection also
applied locally then there would be some cause to consider what housing provision might
be required to meet the needs of this group of households.

Summary

i)

Data from the Census suggests that around 30% of households in the HMA contain
dependent children (in-line with regional and national averages). South Holland shows
the smallest proportion of households with dependent children (25.7%) whilst lone
parents are concentrated in Peterborough City.

ii)

Census data suggests that the overall characteristics of households with children are not
much different to the household population as a whole. However, there are significant
differences in practice. In particular married couple households with dependent children
show high financial capacity with high levels of owner-occupation and car/van
ownership/use whilst lone parents are more concentrated in rented housing with low
car/van ownership/use.

iii)

Lone parent households also showed a relatively high level of overcrowding (using the
occupancy rating). Lone parents are estimated from Census data to be around twice as
likely to be overcrowded as all households in the HMA.

iv)

Population projections suggest that the number of children in the population is not likely
to grow in the future. Hence there is an argument that additional family housing provision
may be limited. However research elsewhere in the report does suggest a considerable
demand for larger homes (likely to be for family households) in both the affordable and
market sectors.
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19. Gypsy and Traveller accommodation
Introduction
19.1

The issue of Gypsies and Travellers accommodation has been through many changes in
recent decades, but is in the process of being synthesised into a more coherent approach.

19.2

The problem is that the survey material upon which the need for Gypsies and Travellers
accommodation assessments (GTAAs) has to be based is rather patchy across the HMA.
This chapter will begin by reviewing the background and then summarise the results of
GTAAs to date.

19.3

The general background to the issue is that Gypsy and Traveller accommodation has been
restricted and often reduced over the decades, and that various policy initiatives on the
matter have not improved the situation. The 2004 Act, discussed below, has set a new
agenda for this issue, and it is hoped that the supply of sites will from now on improve to be
more capable of permitting the free movement of this community.

19.4

That raises the key issue in this context: housing need for a member of this community
does not arise simply from being in unsuitable housing and being unable to afford suitable
market housing. It arises where that person feels that their natural mode of existence is to
travel, and there are not any suitable sites within an appropriate distance of their present
home (which may, due to that shortage, often be a dwelling (bricks and mortar
accommodation)). It may also, again mainly due to the shortage of sites, be an illegal
encampment.

Policy background
19.5

There is a national shortage of sites for Gypsies and Travellers. A study for CLG by Pat
Niner1 stated that, between 2003 and 2007, 1,000 – 2,000 additional residential pitches
would be needed, as would 2,000 – 2,500 additional transit pitches. In 2003 and 2004, only
130 pitches were provided per year – equivalent to only 15% - 25% of the need identified
by Niner and, if continued at this rate, would take over thirty years to reach the target.2

1

Pat Niner (2003), Local Authority Gypsy/Traveller Sites in England, Centre for Urban and Regional Studies,
University of Birmingham.
2
Robert Home and Margaret Greenfields (2006), Cambridge Sub-Region Traveller Needs Assessment,
Anglia Ruskin University and Buckinghamshire Chilterns University College.
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19.6

The Government is committed to ensuring that members of the Gypsy and Traveller
communities should have the same access to decent and appropriate accommodation as
every other citizen and that there are sufficient resources available to meet their needs. To
meet this aim, the accommodation needs of Gypsies and Travellers have been
mainstreamed within the wider housing and planning systems. The Housing Act 2004
requires local authorities to assess the needs of Gypsies and Travellers in the area and
develop strategies to meet the needs. It also states that, where the shortage of sites is a
particular problem, local authorities are expected to make this a priority, with the Secretary
of State able to direct them if necessary.

19.7

Following the Housing Act, a new Planning Circular 01/2006 was produced. It contains a
new definition of Gypsies and Travellers for planning purposes based on “nomadic habit”
and includes those who are too ill or old to still travel, but specifically excludes Travelling
Showpeople. Its intention is to significantly increase the number of authorised Gypsy and
Traveller sites (in recognition of the failure of the previous Circular 1/94 to deliver adequate
sites) and reduce the number of unauthorised encampments and developments. It details
how data collected during GTAAs should inform overall pitch levels in the Regional Spatial
Strategies and Development Plan Documents outlining specific site locations.

19.8

With such policies in place in Local Development Frameworks there will be more certainty
for all concerned when planning applications are determined by local planning authorities or
appeals are considered by the Secretary of State. Better understanding of needs should
ensure that provision meets the requirements of the Gypsy and Traveller community and
that it is fully used. In turn it is intended that this will help to avoid future unauthorised
camping and development.

19.9

In conjunction with Circular 01/2006, the CLG also released in February 2006 draft
guidance on conducting GTAAs,3 finalised in October 2007.4 The guide stresses the
importance of consulting with Gypsies and Travellers, their representative bodies and
support groups in how the assessment is conducted. It recommends that steering groups
should be formed to include members of the Gypsy and Traveller communities, and that
questionnaires should be drawn up with input from Gypsies and Travellers. The practice
guidance contains a slightly wider definition of Gypsies and Travellers than the Planning
Circular and includes Travelling Showpeople.

3
4

ODPM [CLG] Gypsy and Traveller Accommodation Assessments: Draft practice guidance, 2006.
CLG, Gypsy and Traveller Accommodation Need Assessments: Guidance, 2007.
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19.10 The Guidance contains important statements on the nature of need in this context:
‘In the current guidance [now PPS3: Housing of November 2006] housing need is defined
as ‘households who are unable to access suitable housing without some financial
assistance (para. 14)’
‘the distinctive accommodation requirements of some Gypsies and Travellers will give rise
to similar types of need, but in a different context, for example: caravan dwelling
households who have no authorised site anywhere on which to reside;… [bricks and mortar
dwelling households] whose existing accommodation is overcrowded or unsuitable
(‘unsuitable’ in this context can include unsuitability by virtue of a proven psychological
aversion to bricks and mortar accommodation’ (para. 15)’
‘It should also be recognised that the shortage of sites and local hostility, as well as lack of
income, may prevent Gypsies and Travellers exercising their free choice in the
accommodation market – and that there may in fact be no ‘local accommodation market’ in
sites. (para. 16)’
19.11 Although the guidance does not quite complete the thought process to a single short
definition of housing need in the context of Gypsies and Travellers, the trend of thought
seems clear enough:
Gypsy and Traveller accommodation need goes beyond financial constraints and the
standard categories of unsuitability; it also includes accommodation made unsuitable due to
the psychological effects brought about by giving up the traditional, caravan-based life.
19.12 New funding arrangements have also been introduced. From April 2006 funding for sites
can be accessed from the Regional Housing Boards’ budgets and part of the Gypsy Site
Refurbishment Grant can be used to develop new permanent residential sites.
19.13 Local authorities will also need to have regard to their statutory duties, including those in
respect of homelessness under Part VI of the Housing Act 1996 and to their obligations
under the Race Relations (Amendments) Act 2000 which prohibits racial discrimination by
planning authorities in carrying out their planning functions.

Peterborough
19.14 The data for Peterborough and the Southern Fringe is rather old, and was gathered before
the present Guidance was published, in a survey by Pat Niner. The following is a summary
of the study’s conclusions in relation to the Peterborough area.
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19.15 Peterborough was included in the Cambridge Sub-Region Traveller Needs Assessment
(May 2006). Peterborough had in the region of 100-200 caravans at the time of the study,
putting it in the mid-range when compared to the other areas in study, and an estimated
379 families on sites and in housing. Numbers in housing are relatively low. It had an
average of one caravan on unauthorised sites 2002-2004, the smallest amount in the subregion. The population is mainly Irish Travellers.
19.16 The study estimates that 10-15 permanent pitches are required from 2005-2010, the third
lowest amount in the sub-region, where a total of 405 – 535 pitches are required.
19.17 Other relevant findings involve the site at Norwood Lane, a former transit site which had
become residential, which received particular heavy criticism over its condition and lack of
facilities. Its upgrading and refurbishment were recommended.

Rutland, South Kesteven and South Holland
19.18 Information for these three districts is obtained from a variety of sources:
•
•

19.19

Rutland: Leicestershire GTAA (April 2007)
South Kesteven: GTAA 2005 (Fordham Research); Lincolnshire GTAA 2007 (Outside
UK) and South Holland 2006 (Opinion Research Services)

A statement made in the South Holland GTAA is applicable to South Kesteven also: that
due to the relatively low land prices the area is attractive to Gypsies and Travellers who
have therefore bought land and sought to set up private sites.

19.20 Pitches are best provided in small groups of 10-12 pitches, which permits a social cohesion
and relatively easy management which produces the most successful sites. Hence this sort
of size of site should be borne in mind in considering the figures which follow.
19.21 In more detail, sites are divided between permanent and transit: the latter for temporary use
when travelling, and also allowance made for Travelling Show people. The provision figures
in the table below are normally for the next five years.

P age 202

1 9 . Gy p s y a n d Tr a v e lle r a c c o mmo d a t io n

Table 19.1 The need for extra pitches over the next 5 years
Extra permanent
pitches

District

Extra transit pitches

Travelling Show
people

South Kesteven

21-33 (the previous Fordham Research GTAA had
suggested 25 pitches)

na

South Holland

At least 15 pitches (on
private sites)

Around 10 pitches
(public site)

na

2 pitches

Up to 10 pitches

3

10-15 pitches

na

na

Rutland
Peterborough
Total

For both types the range is 68 - 85

At least 3

Source: GTAAs listed above

19.22 If a site size of about 12 were used, then 6-7 new sites are required in the HMA over the
next half decade, plus a rather uncertain extra number of pitches for Travelling Show
people.

Summary

i)

The issue of Gypsy and Traveller accommodation is one that has reached towards a
more systematic and satisfactory conclusion in the period since the 2004 Act, although it
is still quite early in the new process.

ii)

The background is that there has been a long history of poor and reducing provision both
of permanent and transit sites, so that many members of this community have been
reduced to living in dwellings (bricks and mortar provision) although they wanted to
resume a travelling way of life.

iii)

There are four GTAAs of varying periods over the past few years that have estimated the
need for extra pitches. The overall requirement for the HMA seems to be for 68-85 extra
permanent and transit pitches for the next half decade. To this should be added at least 3
pitches for Travelling Show people.

iv)

As smaller sites are more manageable (10-12 caravan pitches per site) this implies an
extra six to seven sites over the next five years across the HMA.

v)

The SHMA has been conducted in line with the most recent Government Guidance (as
contained in CLG SHMA Practice Guidance and PPS3).
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20. Rural analysis
Introduction
20.1

This chapter addresses the character of the housing in rural parts of the HMA. The majority
of the Peterborough Sub-regional HMA is not just rural, but extremely rural in terms of
access to major urban areas and associated facilities.

20.2

The maps throughout this report can be used as a general source for the varying types of
rural areas found within the HMA. In the simplest terms, Rutland and South Holland are at
different extremes of the rural spectrum in terms of financial capacity as well as other
measures. Thus Table 14.1, showing Long Term Limiting Illness can be seen to show a
high concentration of LLTI in South Holland and very low concentrations in Rutland. Similar
patterns may be observed from other such maps.

20.3

Since this SHMA is based on a mixture of secondary and primary data across some 7
districts, as well as data derived from questionnaires which ask somewhat different sets of
questions, it is not possible to produce a consolidated dataset. This has consequences
which are particularly notable in the present rural analysis context. Although the information
below is derived for the specific set of wards defined as rural, it only covers what the
secondary data shows, which is only a limited part of reality. It is not possible, for example,
to show any of the key variables according to the financial capacity of the households
involved, or their movement intentions by type of household. This removes a large number
of the key housing issues from consideration.

20.4

At the same time there are some significant differences between the rural parts of the HMA
and the urban parts, and these can be seen in what follows. The discussion begins with
background on the general rural issues, and then a definition of the wards taken to be rural,
followed by the analytical results, mainly from the Census.

Background on rural issues
20.5

A major step in addressing rural issues was the Rural White Paper (‘Our Countryside: the
future’ 2000). It reviews a wide range of matters that have led to problems for those living in
rural areas. The following are some key comments:
‘The character vitality and beauty of our countryside are important to all of us. But many
rural communities are going through difficult changes. Basic services have become
over-stretched. In traditional industries such as farming incomes are falling and jobs are
disappearing. There has been pressure for unwelcome development. Wildlife diversity
has declined’ (Foreword)
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‘Change in the countryside is nothing new, but over the past 20 years, the pressures
have become acute. Many rural areas are prosperous but elsewhere there is real
loss….farm incomes have fallen 60% in the last five years, as a result of global
competition, exchange rates and the effects of BSE’ page 9
‘In rural counties monitored between 1965 and 1990 each year 1 or 2% of small
settlements experienced closure of their last general store or food shop, representing a
loss for around 15% of rural communities over this period. Between 1991 and 1997 a
total of 4,000 food shops closed in rural areas. Closures of rural schools increased in
the 1970’s to reach a peak of 127 in 1983 continuing at around 30 a year up to 1997
and declining to 2 in 1999’ page 9
20.6

The White Paper went on to identify a number of areas of concern: the decline of incomes,
of service infrastructure and of population. The White Paper addresses the issue of
deprivation in rural communities: a problem often made worse by their isolated state, and
exacerbated by ill-health.

20.7

The White Paper considers the vital services required by villages, and what is involved in
improving the situation. Apart from grant aid where appropriate, measures would include
more tourism and conservation, trying to balance the need for rural people to earn a living
with the need to preserve an environment, landscape and culture that can both be enjoyed
by rural people and by those who come from urban areas and elsewhere to enjoy it.

20.8

One of the key issues in rural areas is affordable housing. Not only is poverty more difficult
to manage in a rural area, given the distance to other services (and in some cases simply
the distance to other people) but also the Right to Buy policy effect has removed rural
affordable housing supply on an even greater scale than in urban areas. As a result of this
the Government set up the Rural Affordable Housing Commission, which published its final
report in mid 2006.

20.9

In terms of need, the Commission states:
‘The Commission’s inquiry has revealed an acute shortage of affordable housing in
rural areas of all regions of England’ (Section 2 of the Executive Summary)

20.10 It points out that prices are rising even faster in rural areas than urban: 73% over the period
2000 to 2005 compared with 68% in urban areas, and rural prices are themselves higher
than urban ones. At the same time rural earnings are much lower: £17k in rural areas
compared with £22k in urban (2004/5 based on individual earnings) (page 15). This
highlights the rural housing problem. Clearly the disparity in house prices is due to an urban
rather than rural ‘driver’, which identifies one of the underlying problems of the town
dominating the country.
20.11 The Commission urges more consistency in the measurement of need:
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Needs assessment should ‘start from the bottom up through housing market and
housing need assessments containing enough detail to identify what rural communities
have and what they require. The Commission recommend that a consistent means of
measuring need is developed which can be operated at local, regional and national
levels. Progress will be hampered if the way need is assessed locally is inconsistent
with Government’s approach nationally’ (Section 3.3 of Executive Summary)
20.12 This is powerful and significant for the methodology of a housing market assessment. To
measure rural housing need in the sort of detail implied, it has to involve combining primary
and secondary data. Only by using this can data be derived on the types of housing
occupied by rural households, afforded by them, and where the gaps are in existing
provision. No secondary source can provide the evidence on financial capacity allied to
migration patterns and housing problem identification required to meet the stated
requirement. But that also means that the regional and national estimates must be rooted in
primary data. In turn this means that much more should be done to ensure consistent
methods and quality of survey and analysis, as otherwise the regional and national figures
will be a mixture of fact and error.
20.13 Despite the best efforts to follow the latest DCLG Guidance, the recently produced
‘Calculating Housing Needs (HN in Rural England’ (Commission for Rural Communities
May 2006) is an example of this. Although the form of the calculation is like that of the
housing needs model in the December 2005 Housing Market Assessment Guide from
DCLG (then ODPM), the figures are from secondary sources. As a result, they cannot show
the true affordability situation as there is no way of connecting the income and any financial
capacity information to the actual housing circumstances of particular households. The
approach is fraught with the likelihood of large and immeasurable bias, and so the specific
results are not pursued further here.
20.14 Using its best estimates, the Affordable Rural Housing Commission judges that 11,000 new
dwellings should be built in settlements of 10,000 or less. The aim is to achieve 6 new
affordable dwellings per rural ward, whose population is typically about 5,000. The
Commission recognises that there will be local hostility to any new development in many
instances, and calls for a ‘bottom up consensus’ to ensure that their recommendations are
fulfilled.
20.15 The Commission does not expect public funding to do the job and sends a clear message:
We believe that if local authorities use the tools they already have, particularly those
relating to quotas and site thresholds, coupled with those we recommend, they may be
able to secure considerably more affordable housing, even from current levels of
market build.
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20.16 This is quite strong. However it is moderated by recognition that local authorities in rural
areas have limited staff and budgets, and are often afraid of going out on a limb at planning
inquiries which could cost a lot of money (page 28).
20.17 Second homes, which are one of the reasons for upward pressure on price also have a
damaging effect on community life because the homes in question are only occupied at
weekends by households that do not have any functional connection to the area. The
Commission considers that the impact of the problem is, at national scale, only modest:
93,000 across all rural areas (p 62) though locally acute on coasts and in areas of high
landscape value.
20.18 The Commission makes a number of suggestions for innovative funding of rural housing,
and its management. These are not the main focus in the present context, where we are
mainly concerned with establishing a reliable evidence base on the nature and extent of the
housing needs and problems as a basis for policy analysis.
20.19 This brief review of two of the key documents on rural issues provide some general
statistics and comment relevant to the housing problems that arise due to rurality itself. The
following sections provide some statistics on the rural parts of the Peterborough SHMA.

Wards used for the rural analysis
20.20 The Steering Group provided Fordham Research with a list of wards considered to be the
most rural, and these were used for the analysis which follows. The list of wards is:
South Kesteven – Aveland, Barrowby, Ermine, Forest, Glen Eden, Heath, Hillsides, Isaac
Newton, Lincrest, Loveden, Morkery, Peascliffe, Ringstone, Saxonwell, Thurlby, Truesdale,
Witham Valley
Peterborough – Barnack, Eye and Thornley, Glinton and Uttering, Northborough,
Newborough
Rutland – all wards with the exception of Uppingham, Oakham North East, Oakham North
West, Oakham South East, Oakham South West
South Holland – All wards with the exception of all the Spalding wards, Holbeach Town,
Long Sutton, Sutton Bridge, Crowland
Huntingdonshire – Stilton, Yaxley & Farcet, Eton & Folksworth
East Northamptonshire – Fineshade, Kings Forest, Prependal, Lower Nene
Fenland – None of the wards in the Fenland area of the study were included as rural
20.21 The heading ‘rural’ in the tables which follow refers to the population of this set of wards.
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Housing stock in rural areas
20.22 The stock ownership position shows that there are proportionately many more (older)
owners without mortgage in the rural area, and many fewer social rented dwellings (12% in
the rural areas and 17% in the overall HMA). The latter figure dramatically emphasises the
general points made above about the shortage of affordable housing in rural areas. There
is no general reason to expect lower housing need in rural areas, and so there is clearly
likely to be a systematic shortfall of affordable housing.
Table 20.1 Housing stock in the rural area
Tenure
Owns outright
Owns with a mortgage or loan
Shared ownership
Rented from council
Other social rented
Private rented
Total (excludes living rent free)

Rural
18,622
35.5%
22,007
42.0%
309
0.6%
5,015
9.6%
1,441
2.7%
5,063
9.7%
52,457
100.0%

HMA
54,139
74,855
1,204
23,299
6,880
16,160
176,537

30.7%
42.4%
0.7%
13.2%
3.9%
9.2%
100.0%

Note: HMA includes all the wards used for analysis in the Peterborough Sub-regional Housing Market Area study
Source: Peterborough sub-regional SHMA Fordham Research 2007

20.23 The type of dwelling is, as commonly found, quite different in the rural area. There is a high
predominance of detached dwellings, and very few terraced and flatted dwellings.
Table 20.2 Type of dwelling in the rural area
Dwelling type
Detached
Semi detached
Terraced (including end terrace)
Flat, maisonette or apartment
Caravan or other mobile or temporary structure
Total in an unshared dwelling

Rural
30,964
57.5%
16,504
30.6%
4,874
9.0%
1,159
2.2%
382
0.7%
53,883
100.0%

HMA
73,998
41.0%
56,583
31.4%
34,221
19.0%
14,736
8.2%
921
0.5%
180,459
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

20.24 The table below shows that there is far more under-occupation and much less
overcrowding in the rural areas. This is likely to be the result of higher incomes and
financial capacity generally among a major element of the rural population and hence their
ability to ‘buy’ spare rooms and avoid overcrowding.
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Table 20.3 Under-occupation and overcrowding (over-occupation) in rural
areas
Census occupancy rating
+2 or more (under occ)
+1
Adequate
-1 or less (over occ)
Total

Rural
36,989
68.6%
11,484
21.3%
4,450
8.2%
1,028
1.9%
53,951
100.0%

HMA
105,252
58.2%
44,254
24.5%
24,387
13.5%
6,798
3.8%
180,691
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Household type in rural areas
20.25 At the average level it can be seen that the rural areas show very little difference for this
variable. There are slightly more dependent children and fewer lone parents. The latter is
likely to be related to the scarcity of social rented housing, since lone parents tend to be
found more often in affordable housing.
Table 20.4 Types of household in rural areas
Household type
Pensioner
Adult no children
Lone parent
Dependent children
Non dependent children
Total (excluding other)

Rural
13,506
25.6%
18,391
34.9%
3,159
6.0%
14,058
26.6%
3,649
6.9%
52,763 100.0%

HMA
44,246
25.2%
62,138
35.4%
14,837
8.4%
43,316
24.7%
11,127
6.3%
175,664 100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Particular groups in rural areas
20.26 The non-White BME population is relatively low in the HMA in general, but in the rural areas
there is hardly any: nearly 99% of the population falls into the broad ‘White’ category.
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Table 20.5 The BME population in rural areas
Ethnicity
White
Mixed
Asian
Black or Black British
Chinese or Other Ethnic Group
All People

Rural
132,277
98.6%
807
0.6%
550
0.4%
297
0.2%
252
0.2%
134,183
100.0%

HMA
415,420
95.3%
3,818
0.9%
11,978
2.7%
2,471
0.6%
2,055
0.5%
435,742
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

20.27 The incidence of long term limiting illness can be seen from the table below to be almost
the same in rural as in the overall HMA.
Table 20.6 Long Term Limited Illness in rural areas
Long term limiting illness
One or more people with a LLTI in household
No people with a LLTI in household
Total

Rural
16,366
37,579
53,945

30.3%
69.7%
100.0%

HMA
56,677
123,972
180,649

31.4%
68.6%
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Economic profile
20.28 In terms of employment status, there is hardly any difference between the rural area and
the overall HMA. In looking at types of occupation (Table 20.8) it can be seen that there is a
clear bias towards more highly qualified workers and a lesser representation of lower
qualified workers. This is the result of a combination of two rather contradictory pressures:
i)

The movement of better qualified workers with higher financial capacity into the
higher priced rural housing market. This is a kind of extended version of the
suburbanisation of the wealthier groups seen in bigger towns and cities.

ii)

The presence of a poorly qualified rural population associated with agriculture and
food processing (whose character is also illustrated by the types of activity shown
for the migrant worker population in Chapter 16).
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Table 20.7 Employment status in rural areas
Working status
Employed
Unemployed
Student
Retired
Other econ inactive
Total (aged 16-74)

Rural
64,356
2,015
4,288
15,089
12,256
98,004

HMA
65.7%
2.1%
4.4%
15.4%
12.5%
100.0%

202,266
8,300
15,795
45,291
41,964
313,616

64.5%
2.6%
5.0%
14.4%
13.4%
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Table 20.8 Types of worker in rural areas
Occupation
Managers and senior officials
Professional occupations
Associate professional and technical occupations
Administrative and secretarial occupations
Skilled trades occupations
Personal service occupations
Sales and customer service occupations
Process, plant and machine operatives
Elementary occupations
Not currently working
Total aged 16-74

Rural
12,070
12.3%
6,385
6.5%
8,868
9.0%
7,577
7.7%
9,138
9.3%
4,009
4.1%
3,856
3.9%
6,176
6.3%
7,923
8.1%
32,006
32.7%
98,008
100.0%

HMA
32,082
10.2%
18,758
6.0%
25,628
8.2%
25,699
8.2%
26,054
8.3%
13,804
4.4%
15,878
5.1%
21,939
7.0%
28,145
9.0%
105,588
33.7%
313,575 100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Patterns of movement
20.29 This seeks to examine the flows into and out of the rural area, in comparison with the HMA,
to illustrate any differences. The data for the tables in this subsection includes the whole
rural area. Due to data limitations, and as mentioned in the footnotes, the South Kesteven
elements of the total are not as well focussed as for the other local authority areas, and so
lead to a distortion of the totals, though not a major one viewed from the HMA scale.
20.30 In terms of the tenure of households, there is a markedly higher inflow of owners both with
and without mortgage to the rural areas. This corresponds to the movement of wealthier
households to rural areas noted above. There is a corresponding net outflow of private
renters, though it must be recalled that this is from 2001 data and therefore predates the
increase in migrant workers.

P age 212

2 0 . Ru r a l a n a ly s is

Table 20.9 Migration by tenure in rural areas
Tenure
Owns outright
Owns with a mortgage or loan
Shared ownership
Rented from council
Other social rented
Private rented
Total (excluding living rent free)

Stayed in area
17,234
36.6%
19,340
41.1%
264
0.6%
4,806
10.2%
1,332
2.8%
4,088
8.7%
47,064
100.0%

Inflow
467
21.3%
886
40.4%
15
0.7%
83
3.8%
87
4.0%
657
29.9%
2,195
100.0%

Outflow
310
17.8%
645
37.1%
12
0.7%
77
4.4%
114
6.6%
579
33.3%
1,737
100.0%

*Stayed in area = stayed in South Kesteven (due to data limitations)
*Inflow= into rural areas from outside South Kesteven (due to data limitations)
*Outflow = out of South Kesteven from Rural areas (due to data limitations)
Source: Peterborough sub-regional SHMA Fordham Research 2007

20.31 There is seen to be a net inflow of ‘dependent children’ and outflow of adults with no
children but the patterns in terms of types of household are quite similar.
Table 20.10 Type of household movement in rural areas
Household type
Pensioner
Adult-no children
Lone parent
Dependent children
Non dependent children
Total (excluding other)

Stayed in area
12,950
27.2%
16,478
34.5%
2,970
6.2%
12,178
25.5%
3,118
6.5%
47,694
100.0%

Inflow
224
10.0%
1,121
50.3%
91
4.1%
750
33.6%
43
1.9%
2,229
100.0%

Outflow
191
10.9%
984
56.3%
117
6.7%
424
24.2%
33
1.9%
1,749
100.0%

*Stayed in area = stayed in South Kesteven (due to data limitations)
*Inflow= into rural areas from outside South Kesteven (due to data limitations)
*Outflow = out of South Kesteven from Rural areas (due to data limitations)
Source: Peterborough sub-regional SHMA Fordham Research 2007

20.32 The table below shows a net inflow of employed people, and an outflow of carers and the
permanently sick or disabled. This makes sense in terms of the accessibility of services in
the latter case, and presumably the types of employment (whether local and lower paid, or
commuted to and higher paid).
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Table 20.11 Migration and employment type in rural areas
Employment type
Full-time
Part-time
Self-employed
Unemployed
Retired
Student
Looking after home/family
Permanently sick or disabled
Other
Total aged 16-74

Stayed in area
21,869
51.3%
2,558
6.0%
7,125
16.7%
552
1.3%
8,325
19.5%
87
0.2%
665
1.6%
997
2.3%
484
1.1%
42,662
100.0%

Inflow
1,507
70.3%
68
3.2%
233
10.9%
31
1.4%
231
10.8%
9
0.4%
24
1.1%
24
1.1%
18
0.8%
2,145
100.0%

Outflow
1,112
64.1%
77
4.4%
170
9.8%
37
2.1%
168
9.7%
39
2.2%
44
2.5%
54
3.1%
34
2.0%
1,735
100.0%

*Stayed in area = stayed in South Kesteven (due to data limitations)
*Inflow= into rural areas from outside South Kesteven (due to data limitations)
*Outflow = out of South Kesteven from Rural areas (due to data limitations)
Source: Peterborough sub-regional SHMA Fordham Research 2007

20.33 The types of employment data below show that the inflow is dominated more by managerial
occupations than the outflow; about 55% of the inflow is in the top two categories, and only
48% of the outflow. There is a correspondingly smaller inflow of the lower paid activities in
the other rows of this table.
Table 20.12 Migration and employment status in rural areas
Employment status
Higher managerial and professional
occupations
Lower managerial and professional
occupations
Intermediate occupations
Small employers and own account
workers
Lower supervisory and technical
occupations
Semi-routine occupations
Routine occupations
Never worked or long-term
unemployed
Not classified
Total

Stayed in area

Inflow

5,402

11.2%

517

23.0%

355

20.0%

8,926

18.4%

711

31.6%

487

27.5%

2,251

4.6%

131

5.8%

136

7.7%

5,751

11.9%

159

7.1%

132

7.4%

3,707

7.7%

193

8.6%

135

7.6%

3,868
3,816

8.0%
7.9%

147
115

6.5%
5.1%

126
106

7.1%
6.0%

366

0.8%

12

0.5%

21

1.2%

14,322
48,409

29.6%
100.0%

267
2,252

11.9%
100.0%

275
1,773

15.5%
100.0%

*Stayed in area = stayed in South Kesteven (due to data limitations)
*Inflow= into rural areas from outside South Kesteven (due to data limitations)
*Outflow = out of South Kesteven from Rural areas (due to data limitations)
Source: Peterborough sub-regional SHMA Fordham Research 2007
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Summary

i)

The rural issue has been highlighted in Government Guidance (‘Our countryside in
future, 2000) and in concern about the affordability problem (Rural Affordable Housing
Commission 2006).

ii)

The analysis in this chapter is limited to secondary data sources (essentially the 2001
Census) and so does not include any detailed socio-economic analysis. However the
maps and tables in the rest of the report do cast considerable light on the character of
the different parts of the rural area in the HMA. These range from the relatively affluent
rural Rutland to the relatively poorer, and poorer also in health terms, rural South
Holland.

iii)

The analysis was conducted using a set of wards identified as rural by the Steering
Group. One of the most evident differences is the shortage of affordable housing: only
12% in the rural area compared with 17% in the overall SHMA (and 19% in 2001 for
England).

iv)

There is a much higher predominance of detached houses in the rural area, and fewer
terraced or flatted dwellings. It is also notable that there is hardly any non-White BME
population. The types of employee living in rural areas are more weighted towards the
higher qualified employees than for the profile of the HMA in general.

v)

This higher type of employee character is likely to be increased, as the movement into
and out of rural areas shows a markedly higher inward movement of much better
qualified (and paid) workers. This pattern is emphasised again when looking at the
status of the migrant employees: the in-migrants show a much higher proportion of
management level employees.

vi)

The overall impression, therefore, is that the polarisation in rural areas between the outcommuting managerial population and the lower paid agricultural and food processing
workers is likely to be exacerbated. The shortage of affordable housing is clearly much
more marked in rural areas, and given the low levels of house building it is hard to see
that this situation will change.
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SECTION E: POLICY IMPLICATIONS
The following chapters deal with the summary findings of the sub-regional SHMA, and also the
issues of updating the results and showing that they conform to Guidance. The Guidance is quite
clear that policies themselves must be the results of stakeholder discussion and that SHMAs
should be used to inform policies rather than set them, but the sub-regional SHMA can reasonably
suggest what policy implication may follow from the results.
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21. Housing markets gaps and the housing
ladder
Introduction
21.1

It has been a concern of Government for at least two decades that there should be a well
functioning ‘housing ladder’ so that newly forming households could enter the market, and
‘climb’ towards home ownership, and then move as appropriate up the size scale. This
public concern has grown more acute as house prices have risen rapidly especially over
the last decade.

21.2

This has led to many initiatives to encourage access to the market, and in particular the
owner occupied market. Some two decades of evolution of ‘low cost’ home ownership and
partial ownership (where typically a Registered Social Landlord owns part and the occupant
owns the rest) have produced the present structure of tenures encouraged by the Housing
Corporation (particularly Open Market HomeBuy and New Build HomeBuy).

21.3

This chapter examines the cost of different types and tenures of housing. This is done to
provide an updateable benchmark for assessing the affordability of new housing schemes.
In order to decide, for instance, whether a new shared ownership (HomeBuy) scheme is
intermediate housing or low cost market housing, it is simply necessary to compare the
weekly equivalent cost of the proposed scheme with a (suitably updated for inflation etc)
figure from the graph and table below.

Variations in prices/rents across the HMA
21.4

There are clearly variations in the housing market within the HMA. For the purposes of this
discussion average prices are assumed, which clearly do not represent all the submarket
variations that actually exist. The prices/rents used here are minimum ones. That is
because the general purpose of this analysis is to examine what housing ladder exists for
households in the HMA to ‘climb’. Since the underlying problem is one of inability to afford,
the important point is the cheapest one at which a given type of housing (to rent, part buy or
buy for instance) can be accessed.
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21.5

This may seem unrealistic, as a household may be long established in a given area
(especially if that area is rural) and not easily accept the idea of a move to any other place,
let alone across the entire market area. However that is not the practical likelihood. Any
additional housing, whether market or affordable, will be a very small addition to the
existing stock. It will help to relieve pressure in its locality, both directly and indirectly by
meeting a local demand/need, which will therefore cease to put pressure on supply there
and elsewhere. In that way new housing stock, even if not put where the demand/need is
greatest, will help in a small way to reduce the overall pressure.

21.6

The fact that in practice households may, for instance, choose to private rent in an area
they come from, rather than move even a few miles to a place where they could afford a
new shared ownership scheme, is not something which analysis in an SHMA can affect.
Each district is the housing and planning authority for the whole of that district, and will
have its own policy focus.

21.7

It would however be an impossible task to ensure that housing in all parts of a district is
equally affordable. It is necessary to assume that households who find affordability a
problem, will be able to move a little way if the only solution is a new supply.

Housing market gaps
21.8

Housing market gaps analysis has been developed by Fordham Research to allow easy
comparisons of the costs of the tenure range, in order to facilitate the testing of different
newbuild proposals, and to show generally the nature of the housing ladder in a particular
locality.

21.9

The following figures show a stylized graph designed to illustrate the nature of the housing
market gaps in each sub-area. The figures are based on:
i)

Plotting the weekly cost of housing for each tenure group (on the vertical y-axis,
against the notional numbers of households (illustrated only figuratively by the
orange curve) along the horizontal x-axis.

ii)

This is done for two-bed dwellings only (the weekly costs for the full range of
dwelling sizes is shown in Table 19.2 below).

iii)

The bars on the gap graphs show key tenure distinctions:
•
•
•
•
•
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iv)

Between each of the bars is a gap. The main two gaps of interest are:
•

•

The Rent/Buy gap: households in this gap can afford market rent without
the need for Housing Benefit, but cannot afford to buy outright. Hence they
are potentially candidates for partial equity forms of housing: shared
ownership
The Intermediate gap. Intermediate housing is defined in PPS3 as housing
at between a social rent and market rent. Although technically intermediate
housing begins at £1 or so below market rent level, housing at such a
weekly cost would clearly not be of much use to households in housing
need. We put the mid-point on the graph and infer the weekly costs. This
normally addresses the needs of rather less than half of those in
intermediate housing need, but that is a difficult enough task, as it is difficult
to produce newbuild housing at this level of weekly cost.

v)

To enable comparisons, the capital cost of buying new and second hand housing is
expressed as a weekly cost (by analogy like a mortgage payment). The
technicalities of doing this are shown in the final chapter which explains how to
update the base data shown in Table 19.2).

vi)

Table 21.1 below then shows the key gaps: intermediate and rent/buy in terms of
their relative size.
Figure 21.1 Peterborough Housing Gaps Graph

Source: Fordham Research Peterborough sub-regional SHMA 2007
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Figure 21.2 South Kesteven Housing Gaps Graph

Mid-point

Source: Fordham Research Peterborough sub-regional SHMA 2007

Figure 21.3 Rutland Housing Gaps Graph

Mid-point

Source: Fordham Research Peterborough sub-regional SHMA 2007
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Figure 21.4 South Holland Housing Gaps Graph

Mid-point

Source: Fordham Research Peterborough sub-regional SHMA 2007

Figure 21.5 Southern Fringe Housing Gaps Graph

Mid-point

Source: Fordham Research Peterborough sub-regional SHMA 2007
N.B. These figures shows the weekly costs of each tenure by the notional demand for it, shown by the orange curve
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21.10 The figure shows the ‘housing ladder’ with social rents at the bottom and moving up
through market rents, second hand purchase and newbuild purchase. To this figure we
have added a line called ‘usefully affordable level’ for the implied cost of intermediate
housing. This is a line drawn at the mid-point between social rents and the market and is
designed to provide a broad figure for the level of outgoings which might be required to
provide ‘intermediate housing’ at a level which will be affordable to a reasonable proportion
of households who are unable to access the private sector housing market (without
subsidy).
21.11 As can be seen from the graphs, there are some major gaps:
Table 21.1 Scale of key housing market gaps in the HMA
Social rent/market
entry private rent

Rent/buy gap

Social rent/newbuild
gap

City of Peterborough

173%

163%

359%

South Kesteven

169%

174%

374%

Rutland

175%

201%

448%

South Holland

160%

179%

363%

Southern Fringe

172%

170%

370%

Area

Source: Fordham Research Peterborough sub-regional SHMA 2007.
Note that these percentages are calculated from the table below for 2-bed dwellings.

21.12 The gaps shown in the table above are clearly very large, and it is hard to see how
households could easily climb the ladder implied by them. This puts extra pressure on the
need to find newbuild housing variants which fill the gaps, rather than appear at each
extreme, as discussed below.
21.13 Looking in more detail at the percentages, it can be seen that they are broadly similar for all
areas except Rutland. Market entry private rent is about 160-180% of social rent, in terms
of its weekly cost. Second hand purchase is about the same proportion above private rent
weekly cost. But in the case of Rutland, which shows the same broad pattern, the gaps are
much larger when it comes to purchase: 200%. As can be seen, though, private rental
costs, which are much more closely tied to pay than to financial capacity, are only slightly
higher than the rest.
21.14 The overall gap between social rent and newbuild is huge: about 370% for the four similar
areas, and 450% for Rutland. It will be appreciated that the newbuild to second hand gap is
notional except in the City of Peterborough, due to not having a large enough sample of
sales. But a figure of about 130% (127% in the specific case of Peterborough) is typical, so
it is probably not far wrong to assume 127%.
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21.15 The following table provides figures for the full range of sizes and tenures. This table is
extremely important for two main reasons:
i)

It provides a test for any newbuild housing that might seek to provide housing in the
intermediate or rent/buy gaps, as to whether it actually does.

ii)

It provides the basis for updating and monitoring, techniques for which are
discussed later in this section.
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Table 21.2 Weekly costs of housing in the HMA
City of Peterborough
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

1 bed
£168
£132
£86
£70
£53

2 bed
£230
£181
£111
£88
£64

3 bed
£276
£217
£127
£99
£70

4 bed
£372
£293
£173
£122
£70

1 bed
£87
£70
£52

2 bed
£243
£191
£110
£88
£65

3 bed
£290
£228
£128
£99
£69

4 bed
£385
£303
£165
£117
£69

1 bed
£91
£73
£55

2 bed
£291
£229
£114
£90
£65

3 bed
£356
£280
£136
£105
£73

4 bed
£500
£394
£73

1 bed
£84
£68
£52

2 bed
£236
£186
£104
£85
£65

3 bed
£282
£222
£122
£95
£68

4 bed
£384
£302
£68

South Kesteven
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

Rutland
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

South Holland
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

Southern Fringe
1 bed
2 bed
3 bed
4 bed
Newbuild Sale
£248
£310
£414
Resale Entry Level
£195
£244
£326
Private Rent
£105
£115
£130
Intermediate
£82
£91
£103
Social Rent
£58
£67
£75
£75
Note: The prices of sale housing have been made into weekly costs using the procedure described in the last chapter of this report.
The main data source was web-based mainly Rightmove. Newbuild costs are based on data only in the case of Peterborough,
with the remaining areas approximated using a 27% premium on second hand, which is the ratio found in Peterborough.
Source: Fordham Research Peterborough sub-regional SHMA 2007
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How to fill the market gaps
21.16 The scale of the housing market gaps in Peterborough is modest compared with high
priced parts of the country, but still daunting. It is all the more so when it is considered that
newbuild housing, on a significant scale, is provided mainly in the form of:
•
•

Newbuild housing to buy
Social rented housing

21.17 In other words newbuild tends to be concentrated at the top and the bottom of the ladder.
This has for long been the pattern, and clearly it does not help to reduce the significance of
the gaps, as would provision of newbuild in the intermediate or rent/buy gaps. The Barker
Review of 2004 demonstrated that no feasible amount of newbuild is likely to reduce prices,
i.e. to diminish the existing housing market gaps. Short of a market collapse, the main
possibility is the production of newbuild housing in those two gaps.
21.18 The main source of housing between these extremes is shared equity as mentioned above
(now known as New Build HomeBuy). Although this form of housing is often seen as filling
the intermediate gap illustrated in the graph above, it is commonly too expensive for that,
and lies instead in the rent/buy gap. This does not remove its value: it can be of great use
in providing a step in equity ownership towards full scale home ownership.
21.19 Discount for sale housing would, based upon the information in Figure 23.2 above, have to
be about a 64% discount to be affordable housing (based on two-bed types). In practice the
sorts of discount available are 20-30% at most, and so it is most unlikely that discount
newbuild could be affordable housing in the Peterborough HMA.
21.20 This is confirmed by Liam Sage, an official at the CLG, who wrote (in a comment to
Mansfield DC in Nottinghamshire) in January 2007 that he had not found any example of
discount sale housing that was affordable:
‘In practice I agree that discounted sale models are very unlikely to be affordable, and I
have not heard of any’.
21.21 The Government has, in PPS3, said that ‘low cost market’ housing is market housing not
affordable housing. It is not yet clear, however, at what point in the market section of the
above graph low cost market housing is intended by CLG to be located. However it is clear
in Peterborough that low cost market housing, to be of practical value, would need to be
located in the rent buy/gap to be of significant use.
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Summary

i)

There are substantial housing market gaps in Peterborough which mean that the local
housing ‘ladder’ is not an easy one to climb. This is the case even though the gaps are
smaller in relative terms than in many parts of the country.

ii)

At the two-bed level the overall gap from social rent to newbuild purchase ranges from
359% to 448% in different parts of the sub-region: all these gaps are very large.

iii)

Newbuild housing is mainly available as for sale and as social rent, in other words at
the extreme ends of the range. There is little newbuild housing in between. Shared
Ownership (New Build HomeBuy in Housing Corporation terminology) is the main
option. The problem is that this is normally more expensive than market rental due to
the newbuild purchase element. Hence it is normally to be seen as ‘low cost market’
housing in the rent/buy gap, not intermediate housing.

iv)

There is at present little prospect of any newbuild housing being made available in the
Intermediate band, and even less of its being ‘usefully affordable’ at the halfway point
of that range. This provides a challenge for the future, since there is a need for it.

v)

The Housing Market Gaps analysis provides a template which, suitably updated,
provides a lasting basis for testing newbuild housing options in terms of their
affordability to fill the various gaps. The most important are the Intermediate and
rent/buy gaps.
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22. Non-market policy implications
Introduction
22.1

Affordable housing policy, based on rigorous housing needs assessment, has been an
important part of housing strategy and planning policy ever since 1991. The latest Practice
Guidance (March and July 2007) for PPS3 has emphasised the need for rigour, and PPS3
itself emphasises the need to specify the tenure (intermediate or social rented) as well as
the size mix required.

22.2

An ongoing problem is to find any form of housing that fits the intermediate requirement: the
most common form of housing that aspires to be intermediate is shared ownership
(Newbuild HomeBuy) which is normally at or above the market entry (private rental) level,
and therefore not actually of any use to the average household in intermediate need, who
requires an intermediate product at around the halfway point in the range (as shown in
Table 21.2).

22.3

A further problem is that the affordable housing target suggestions (already in some
existing updates of HNA, and in the new ones for Peterborough, Rutland and South
Holland), being carried out as part of the present contract, do not easily fit together. This is
partly because of the fact that some of the reports have been published, and have been the
basis for policy debate within the relevant districts, and so are matters of established policy,
whereas in the case of the three draft HNAs just mentioned, the evidence base has yet to
be the subject of policy debate.

22.4

It is also the case that since there are three part HNAs involved in the overall HMA (East
Northants, Huntingdonshire and Fenland) that the policy set, or being set, for those districts
has to be assumed to apply to the relatively small part of those districts which falls within
the HMA.

22.5

These issues combine to mean that there is no simple statement or draft policy suggestion
than can be made for the whole of the HMA. The approach here is to review the evidence
and whatever policy suggestions have been made in the seven district level reports
involved, and then to comment on the overall implications of them.

Summary of data already provided
22.6

The information in Chapter 10 will be reviewed as a prelude to this discussion. It will be
recalled that this comes from the separate HNA studies, some of which predate the present
work but three, whose results are listed in Table 22.3 below, and were done as the first
stage of the present study.
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22.7

The information in Chapter 10 can be summarised to indicate the overall index and
requirement for affordable housing, and the tenure split within affordable housing. It should
be noted that the proportion of intermediate housing is calculated in most cases using the
BHM model, but in the older studies (South Kesteven and the three partial datasets
summarised in the Southern Fringe) is based on CLG Needs model analysis. This means
that the figures in this respect are not entirely comparable. The consequence of this is not
likely to be very serious as commented in relation to Table 22.3: there is at present not
much evidence that intermediate housing can be produced at the relevant weekly cost.
Table 22.1 Overall affordable housing requirements
% of affordable need
Area
as intermediate
housing
Peterborough
808
11.9
38%
South Kesteven
646
11.7
44%
Rutland
133
8.9
24%
South Holland
475
13.2
22%
Southern Fringe
212
11.2
26%
Peterborough HMA
2,062
10.7
35%
Source: This table is drawn from data in Table 10.4 and Table 10.6 above
Annual net
affordable need

22.8

The index numbers in the middle column should be read in the context of the following
regional and national data, drawn from the large number of HNA carried out by Fordham
Research:
East of England:
East Midlands
England

22.9

Need per 1,000
households

14
8
16

As can be seen, the East of England figure is close to the national average of 16, but the
East Midlands figure is only about half of the national average. The overall sub-regional
SHMA figure is about 11 which is between the two regional averages.

22.10 It is noticeable too, that the highest intermediate need is found in Peterborough (half), and
much lower levels in most of the other areas (apart from South Kesteven) where the
proportion is about a quarter. It is important to emphasise that these levels of intermediate
need are based on the midpoint between social rent and market rent (as shown in Table
22.4) and if, as is quite likely, no form of intermediate housing can be produced at this
price, most of the need can only be met by social rented housing. This is unfortunate from
the point of view of mixed and balanced housing development on larger sites, but is simply
the consequence of the financial capacity of the households in intermediate need, when
balanced against the cost of construction and land for the house builders on the other hand.
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Target related information in existing and draft HNAs
22.11 The general percentage targets recommended in both the two regional RSSs for the HMA
are now in alignment at 35%. This somewhat simplifies the background to examining the
district level targets that either exist or might be put into place in the various districts of the
HMAs.
22.12 In the four existing HNAs there are statements about affordable housing targets, in the
following fashion:
Table 22.2 Affordable targets set in published HNA
Area
South Kesteven
East Northants
Huntingdonshire
Fenland

Target
50%
40%
50% (up to)
50% (up to)

Source: District level HNAs listed at the beginning of Chapter 9

22.13 Since these HNAs are about a year old on average, the comments in them have been
through a policy process, and are ‘final’ until either updated or replaced.
22.14 In the case of the three HNAs drafted as part of the present contract the summary position
is as shown below. As noted in Table 10.6, in these newer HNAs, the proportion of
intermediate and social rented housing is derived from the BHM analysis, which provides a
more realistic estimate of the scale required. As can be seen, the intermediate need is quite
small except in Peterborough. Looked at in the overall view (Table 22.1 above) the higher
figure for South Kesteven, and the overall size of Peterborough suggests an HMA wide
average of 35% intermediate housing.
22.15 It is important to note that even if such housing is provided at the mid-point shown in the
graphs in Chapter 21, this will only help a fraction of those in intermediate need, and it is
likely to prove difficult to find suitably priced intermediate housing even at this mid-point.
The implication is that if housing cannot be provided at the mid-point, then the intermediate
target, though valid in principle, is not practicable, and so more, if not the whole affordable
target will have to be social rented.
22.16 This would be a pity both in terms of housing mix and balance, and in terms of the narrower
commercial interests of house builders and landowners. Much depends on the ability of the
latter to meet the challenge of providing genuinely affordable intermediate housing.
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Table 22.3 Key data from draft HNAs relating to overall affordable housing requirement
Topic
Total annual unconstrained BHM figure
Of which: Intermediate
Of which: Social rented
Market/affordable ratio
Sizes of affordable housing required

City of
Peterborough

Rutland

South Holland

806
131
211
58:42
1-2-bed
(intermediate)
2-4-bed (social
rented)

427
36
117
64:36
Mainly 2-bed
(intermediate)
All sizes (social
rented)

632
57
201
59:41
1-2-bed
(intermediate)
All but 1-bed
(social rented)

Source: The three draft HNAs (Chapter 11 in each case). The bottom row indicates the size requirement for both intermediate and
social rented housing.

Comments on affordable housing targets
22.17 The latest Guidance (RSS8); the existing draft suggested targets in the already published
HNAs are all 40% to 50%. The numerical evidence from the current draft HNAs, which are
of course carried out to Guidance that was not published when the other HNAs were done
(although it has not changed significantly) suggest figures in the early 40’s (Rutland is
clearly different from anywhere else in the HMA, and would only require a 36% target). That
is viewed now as quite low, although it would have been seen as high for areas outside
London in the early part of the present century. However affordability has got much worse
in the present century, so that targets have risen.
22.18 The overall proportion of affordable housing indicated in the BHM above (Table 12.10) is
40%. This is slightly above the two regional RSS benchmark suggestions (35%), but of a
similar magnitude. The HMA proportion is at the lower end of the suggested targets in the
published HNA. So far as policy suggestions emerging from this SHMA are concerned, it
therefore seems fairly safe to suggest that policy makers examine a figure of about 40%. In
keeping with PPS3, this must be subject to deliverability, which requires detailed viability
assessments either before setting the policy, or as part of the planning application process.

Site threshold
22.19 PPS3 states that the national minimum site threshold is now 15 (reduced from 25). This is a
beneficial change. It also allows, if the profile of sites coming forward justifies it, a lower
threshold such as 10 if this would make a big difference to the amount of affordable
housing produced.
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Low cost market housing
22.20 There is an additional need, which is really a market demand, which will not be expressed
unless the market is modified by council action. This is for shared ownership products in the
‘Rent/Buy’ gap, by households who are not in technical need, but who want to buy and
cannot. Some form of partial equity ownership is likely to be highly appealing to such
households. The product in question would fall into the definition of ‘low cost market’
housing.
22.21 The PPS3 definition of low cost market is that it falls within the market sector, and not much
else. This leaves a wide range. The previous chapter (Tables 19.1 and 19.2) illustrates not
only that there is a wide rent/buy gap in each council area, but that there is also a wide gap
between second hand entry level and newbuild. In principle low cost market housing could
be anywhere in the combined gap between private rental and newbuild.
22.22 Even if there were a 20% discount off newbuild to produce something labelled ‘low cost
market’ (and discounts vary around that figure) the weekly cost of the resultant housing
would still be about the same as buying second hand housing. In other words it would not
provide a useful step on the housing ladder at all, since a household who could afford such
‘low cost market’ could in any case afford to buy outright.
22.23 Hence if the term is to mean anything useful, low cost market housing must be assumed to
fall below that, in the rent/buy gap and probably around the middle of that gap to be of use
to a substantial fraction of the households in that gap. This requires a degree of subsidy, as
it would not be produced by the market acting in its own interest. The issue is discussed
further in the next chapter, as it falls, technically at least, into the category of market
housing.

Other matters
22.24 PPS3 encourages the provision of 100% affordable housing sites. These might particularly
be suitable in rural areas, where housing for sale is in many places not appropriate given
the level of restraint.
22.25 PPS3 also stresses the need for viability assessment, in suggesting that sites must be
deliverable. The viability issues have been indirectly addressed in the choice of proposed
target levels: such levels have been tested in similar situations and found to be viable,
although each site is individual and circumstances will vary. On some sites there will be
circumstances that make a given target infeasible. The problem is that the developers of
each site have a strong incentive to minimise the cost of affordable housing, and thus to
argue for a reduction of the target and a higher provision of intermediate (which is cheaper
to provide) than social rented housing. This must be borne in mind in framing policy on the
matter. As far as public subsidy is concerned, this is outside the scope of the SHMA.

P age 233

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

Comparison of CLG Needs model and BHM bases of assessing need for affordable
housing
22.26 As noted at the beginning of this chapter, the general source of information on affordable
housing for this SHMA report is the analysis in some seven studies carried out for the
seven districts (four whole and three partial) contained within the Peterborough HMA. Only
three of them (all for whole districts) are very recent, having been done as part of this
overall study.
22.27 In those three cases it is possible to compare the CLG Needs model estimates for
affordable housing with the BHM one (fuller discussion will be found in the three HNA
reports). In principle, the CLG Needs model usually provides a higher needs estimate as it
looks at the problem in isolation. However the BHM approach is more realistic, looking at
tenure expectations across the board. However it is informative to compare the specific
results in these three districts.
22.28 The following table summarises key features of the analysis in this report.

BHM model annual
need for affordable
housing

BHM as a fraction of
CLG need

BHM proportion of
need as intermediate

South Holland
Rutland
Peterborough

Fordham Research
Index (national
average: 16)

Area

CLG Needs model
annual requirement

Table 22.4 CLG Needs Model and BHM estimates of annual affordable housing
requirement

475

13

258

54%

22%

133

9

153

115%

24%

808

11

342

42%

38%

Source: Peterborough SHMA, Fordham Research 2007. This table excludes South Kesteven and the Southern Fringes, and the
overall SHMA, since the datasets for the excluded districts do not contain all of the relevant questions to permit this analysis.

22.29 The points which emerge are:
i)
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The overall level of housing need is generally higher on the basis of the CLG Needs
model, since that is a technical measure of the overall problem viewed in isolation.
That is not true in the rather unusual housing market of Rutland, where there is a
very high demand and need relative to the overall size of that market. It is likely to
be the result of the high priced nature of the Rutland market. In the other two
councils’ cases the BHM estimate of the need for affordable housing is about half
the CLG Needs one. The BHM analysis is the more realistic.
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ii)

In terms of the need for intermediate housing it can be seen that Peterborough is
quite different from the other two councils, in that nearly 40% of the overall need (as
measured by the BHM) could be met by intermediate housing types, whereas only
about a fifth of the need for affordable housing can be met by intermediate housing
in the other two councils.

Summary
i)

The analysis suggests that there is substantial housing need in the HMA. It would
warrant an affordable housing target of about 40%, subject to deliverability on
specific sites.

ii)

From the point of view of type of affordable housing, the overall position is that
about 40% of it could be intermediate and the rest social rented. However this
average is made up of the extreme that in Peterborough (which has by far the
highest level of need) nearly 40% (Table 10.6) of the affordable housing could be
intermediate, but more like a quarter elsewhere (although South Kesteven is an
exception, being more like Peterborough).

iii)

A caveat must be issued to this: our analyses elsewhere have suggested that it is
either unlikely or more commonly impossible to find intermediate housing that
actually falls within the appropriate band of weekly cost, and certainly not at the
mid-point of the range, where it would help a substantial fraction of those in
intermediate need. Thus the solution to the affordable housing problem may in
practice have to be social rented housing, unless a new variant of genuinely
affordable housing can be devised.

iv)

Size ranges for intermediate housing are mainly in the smaller units, but for social
rented housing most sizes are required. The national minimum site threshold has
now been set at 15, but depending on local evidence this could be lowered if the
results were to greatly increase the potential supply of affordable housing.

v)

Low cost market housing is only likely to have a market if it falls within the rent/buy
gap defined in Chapter 21. Shared ownership housing is likely to fall within this
range.

vi)

The BHM model estimates of the need for affordable housing are on balance
smaller than the CLG Needs model ones, but are still substantial. For the three
councils for which detailed estimates are possible, between 20-40% of the overall
need can be met by intermediate housing.
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23. Overall housing targets and their delivery
Introduction
23.1

This chapter addresses the issue of overall demand for new housing in the HMA in relation
to the RSS targets for newbuild.

Overall target for new housing in the HMA
23.2

The (draft) RSS targets were set out in Chapter 2, and are repeated here, with the
unconstrained BHM results for comparison. They provide the context for discussion of
delivery issues in this chapter.
Table 23.1 Peterborough SHMA draft RSS targets

Council area
South Kesteven
South Holland
Rutland
Peterborough
Southern Fringe
Total

Numbers still to be built 2006 to
2026 (East Midlands districts) and
2021 (East of England districts)
12,571
10,709
3,076
21,370
2,945
50,851

Annual rate implied

BHM annual figures

638
535
154
1,425
196
2,948

Up to 833
632
427
806
Na
3,040

Source: Table 2.1 above and BHM figures from draft and published HNAs. Note that there is no figure for the three parts of districts
shown as the Southern Fringe, but the figure is higher than the RSS rate, since the Peterborough City figure is much lower, and only
Rutland shows a demand much above the RSS figure, though only by about half the difference in the other direction shown by
Peterborough.

23.3

When the RSS targets are compared with the results of the (unconstrained) BHMs, the
results are quite illuminating. They can be summarised as follows:
i)

The overall demand/need for the HMA is roughly in line with the combined RSS
targets: about 3,000 new dwellings per annum.

ii)

However the distribution between districts is substantially at variance with the RSS
targets. There is significantly less demand in Peterborough than the RSS requires,
though more demand elsewhere.

iii)

In the case of Rutland it is not surprising that there is a higher demand than the
current target, since it is an area of restraint, and it is not at all likely that major
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house building will be envisaged there. Like many other highly priced areas, there is
more demand than policy would wish to meet.
iv)

In the case of the Southern Fringe, where there is demand, this cannot be taken at
face value. The Southern Fringe districts represent only a small fraction of the
overall local planning authority in each case, and it is by no means certain that any
extra house building would be viewed as sustainable, especially within those small
fractions of each district contained within the Peterborough HMA.

v)

Moreover each of the three districts lies wholly within another HMA, and is subject
to the policy implications of those HMA’s own SHMAs. It would therefore seem
unreasonable to draw any policy conclusions whatever for the Southern Fringe as a
whole, or for parts of it. There are good reasons for considering the Southern Fringe
in this HMA for purposes of analysing the housing market. However this does not
extend, for obvious reasons of duplication and potential policy conflict, to the policy
conclusions that might be drawn from the analysis of the Southern Fringe.

Comparison between forecast household change and dwelling completions
23.4

Given that the overall total demand seems to be in general agreement with the RSS
requirement, but that the geographical distribution of demand by district is substantially at
variance with it, the actual dwelling completions figures are worth considering.

23.5

The following table compares the annualised household projections for the next 15 years
with the past five year average for dwelling completions, for the ‘whole districts’ that lie
within the HMA. It would be hard to compare the figures in the partial districts of the
Southern Fringe, as the completions data is on a district basis.
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Table 23.2 Household projections compared with current annual completions
Date
2006
2011
2016

Peterborough
68
71
75

S. Kesteven
55
59
62

2021

78

66

Thousands of households
Rutland
S. Holland
15
36
16
39
17
42
18

45

S. Fringe
19
20
22

HMA
193
205
218

24

231

400

2,533

Annual numbers of additional households
Annual
Average
20062021/26

666

733

200

600

Annual Monitoring Report (2006) completions
Annual
average
724
734
234
608
na
na
completions
Note: Household projections from CLG, taken from Table 4.4 above. Annual averages calculated from the
above figures. Annual completions taken from Annual Monitoring Reports: annual averages for the five years
to 2006.

23.6

In general, the annualised household projections for the four whole districts agree quite
closely with the recent annual completions. The figure for Rutland completions is above the
forecast annual increase, and that for Peterborough is somewhat above, but the differences
are small in absolute terms. The total of annual extra households for the four whole districts
is 2,199, and the equivalent total for completions is 2,169. Viewed on an HMA basis,
therefore, the current and projected situations are closely in agreement both as a whole
and in geographical terms between the districts.

23.7

The patterns in the above table can be neatly summarised by using the Housing Trajectory
graphs from the 2007 editions of the respective Annual Monitoring Reports:
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Figure 23.1 Housing trajectories
Peterborough

Rutland
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South Holland

South Kesteven

Source: The four districts’ Annual Monitoring Reports: 2006/7
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Comparison of the figures
23.8

When the four sets of figures are compared: the RSS, the BHM, the household projections
and the completions, the overall average annual totals are broadly similar, with the
exception of Peterborough. However it should be borne in mind that Peterborough will be
responsible for addressing national growth area needs and therefore actual housing
demand may take some time to be reflected at a local level.

23.9

The current relatively low market demand in Peterborough was reflected in the estate agent
interviews carried out as part of the SHMA. Therefore, unless something substantially
changes, the result of this SHMA suggests that the RSSs’ projected housing growth will not
be fulfilled.

23.10 However it may still be the case that if suitably designed and located urban extensions are
carried out in Peterborough that the market demand will be higher than shown in this
analysis. For example, in the North Northants HMA, adjacent to the Peterborough one in
the west, there was very little demand shown in Wellingborough, which coincided with the
fact that of the main three towns, it alone had not yet started building its urban extension(s).
23.11 There is little evidence that the southern Fringe has a significantly better housing offer than
south Peterborough. The average house price in the southern Fringe at £175,776 is similar
to that of Peterborough and barely above the HMA average.
23.12 The southern Fringe includes land to the west of Whittlesey that is an operational Hanson
Brickworks/Pits. The only area in the HMA with a demonstrably better offer than
Peterborough and capable of attracting higher socio-economic groups (SEGs) is Rutland
and East Northants.
23.13 If the RSS figure is not to be regarded as unrealistic (recalling the words of the East of
England EIP Panel quoted in Chapter 2) then something will have to change. One further
possibility, evoked by the discussion in Chapter 16 of migrant workers, is that
circumstances are so managed as to encourage such workers to settle down in the longer
term in Peterborough. This is a realistic aim, in that local employers would like a longer
term commitment from such workers, and many of them might be attracted to settle if the
housing ladder is modified from its present major gaps (illustrated in Chapter 21) such that
a more gradual transition can be encouraged from the private rented sector (where most of
them are located at present) to longer term forms of housing tenure.
23.14 An additional advantage of this would be that the present relatively low profile of
educational achievement in the HMA would be raised: the evidence is only qualitative, but it
strongly indicates that the New EC Accession workers are of a high educational standard.
In the medium and longer term this could help to transform the kinds of employment
generated by and attracted to the City.

P age 242

2 3 . Ov e r a ll h o u s in g t a r g e t s a n d t h e ir d e liv e r y

23.15 Thus the problem for the RSS target highlighted by the BHM results in this study may be
alleviated if the possibilities discussed in this section can be turned into realistic strategies.
This is a matter for the SHMA partnership to take forward in its response to the SHMA
findings.

Low cost market housing
23.16 As discussed in the previous chapter, and as mentioned immediately above, the range from
market entry to newbuild purchase is wide. To be of any practical use in the housing ladder
low cost market housing should be in the bottom section of the market range. It should refer
to housing products costing roughly the same as shared ownership produced by RSLs and
aimed at the rent/buy gap. This is a worthwhile aim in the housing market situation of the
HMA, since there are many households who cannot afford outright purchase but can afford
a degree of equity purchase.
23.17 At the same time there is not very much chance that a third, or indeed any, of the
intermediate housing gap will be met by affordable products: there is little evidence that any
housing provider is producing cheap enough housing to fill this gap. As a result the overall
40% target for affordable housing is likely to revert to 100% social rented housing.
23.18 This target may fail the delivery tests in PPS3, as that level of social rented provision will
push the land values down considerably. Hence if there are sites where targets of this level
are demonstrably proven to be not viable, then low cost market housing of the type
discussed here is a worthwhile alternative, even though it is not technically affordable
housing; on the other hand it is not outright market housing either. It will only arise if
negotiated at the time of the grant of planning permission, since any rational developer will
want to build for the maximum return.
23.19 It is therefore suggested that a notional 15% target be set for low cost market housing, with
the intention that it will be applied only if affordable housing providers cannot produce
affordable intermediate housing.
23.20 What is being suggested is that if the 40% affordable target cannot be met, as no
intermediate product meets the cost tests in Table 21.2, and there may well be viability
evidence that a purely social rented outcome is not feasible, then a low cost market solution
might be preferred for housing mix reasons.
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Summary

i)

The market demand/need indications from the various BHMs suggest that
something approximating the 3,000 new dwellings intended by the combined
(draft) RSS figures can be achieved in the HMA.

ii)

However the demand in Peterborough is significantly lower than its RSS target,
whereas the opposite is true of Rutland and the Southern Fringe. This finding
confirms the stakeholder discussions, especially the views of estate agents, and is
supported by recent dwelling completion statistics.

iii)

It may be that a new urban extension in Peterborough, if suitably located, could
change what is a relatively modest market outlook for the City, and thus realise
something more like the balance envisaged in the RSS.

iv)

At present it is clear both from the Housing Trajectory data and from the BHM
results, that the level of demand in Peterborough is much lower than the draft
RSS target, and unless something substantial changes, it is unlikely that the
present RSS target level of house building in Peterborough will be achieved.

v)

The current situation could be transformed if more higher priced housing areas
were developed in the City, and if a substantial fraction of the growing number of
highly qualified New EC Accession migrants can be encouraged to stay in the City
in the longer term.

vi)

Low cost market housing is technically market housing, but would not arise
without some public intervention, since it will, if it is to provide a step in the
housing ladder, need to be in the rent/buy gap. Where no intermediate housing is
offered, and where 100% social rented housing is unviable, it is suggested that
combinations of social rented housing and low cost (shared ownership) housing
might be best.

vii)

Given the relatively high need for intermediate housing in the City of
Peterborough, and the desirability of encouraging migrant workers to settle in the
medium and longer term, this issue is of pressing importance.
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24. The Grantham New Growth Point
Introduction
24.1

There are several reasons to give Grantham particular attention. It was mentioned in the
Brief for this work as a focus of interest. This interest arises from the status of the area as a
New Growth Point. In addition, the work on the SHMA has suggested that Grantham is
unusual within the HMA in being somewhat detached from it. The town has limited
connections with the main city of Peterborough, and arguably as much connection with
cities and towns in HMAs outside the Peterborough one; Nottingham and Lincoln for
example.

24.2

It therefore seems sensible to consider Grantham in a more focussed way in the context of
the HMA. Firstly, however, some background on its New Growth Point status will be
provided. It should be added that the particular wards that denominate the Grantham subarea were defined with the assistance of the South Kesteven Council, within whose
administrative area the town lies. The wards were chosen both for being ‘Grantham related’
and for not having any strong connection to any other centre (in terms of commuting flows).

24.3

The list of wards included as ‘Grantham’ is:
Table 24.1 Wards used to define Grantham
Barrowby
Belmont
Earlesfield
Ermine
Forest

Grantham St. Johns
Green Hill
Greyfriars
Harrowby

Peascliffe
St. Annes
St. Wulfrums
Witham Valley

Source: Peterborough sub-regional SHMA Fordham Research 2007

24.4

It is important to emphasise that in this chapter reference to ‘Grantham’ is to the wards
listed in this table, which go wider than the formal built-up area of the town. Hence the
tables refer to ‘Grantham sub-area’.

Grantham New Growth Point
24.5

Grantham is described by one of the senior councillors of South Kesteven as:
‘a key urban centre of the East Midlands and gateway to Lincolnshire, strategically
located on the A1 and East Coast Mainline. …..new growth point status will enable us
to unlock the full potential of the town’
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24.6

24.7

Like many of the New Growth Point towns, Grantham needs infrastructure investment
before it can grow. The main ambitions for the town’s future growth include:
i)

An additional 2,750 new homes by 2016 of which 30% should be affordable.

ii)

New road infrastructure to integrate the proposed Poplar Farm urban extension into
the existing network, including a new bridge over the railway line.

iii)

Regeneration of the town centre to create new gateways into the town, and various
other improvement to the retail and office accommodation.

iv)

Re-opening of the canal waterway in Grantham as a leisure amenity, with
associated development in the canal basin.

v)

A mixed urban extension to the south of the town and a new southern by-pass for
the town.

The overall population of Grantham would, through this programme, increase from about
38,000 people in 15,000 households to 50,000 people in about 21,000 households.

Relevance for the present study
24.8

The New Growth Point investment is not easy to include formally in the SHMA, since
people do not take account of un-built homes in planning their future moves: in that sense
the real housing market does not pay much attention to the medium and longer term future,
even if it is obviously going to change. Thus, for example, in the neighbouring HMA of North
Northants, while there was significant demand in Corby (which is historically a poorly
viewed housing market, but has a rapidly developing housing extension) showed
considerable growth potential in the survey as people respond to the new housing that is
being sold.

24.9

In Wellingborough, where the urban extension has not yet started to be built, there was little
market demand. This is also due to the fact that much of the market demand will come from
outside the HMA and cannot therefore be picked up in a survey limited to the HMA. Both
these factors mean that it is not reasonable to expect plans for major growth to be reflected
in current housing market demand.
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The current housing market in Grantham
24.10 In the light of the preceding comment, it is clear that the plans are to transform the housing
market in Grantham. However, as commented in the last subsection, the current research
is rooted in the present housing market. The following is a summary of the information
collected on the Grantham housing market.
House prices
24.11 Table 7.1 above provides the general context for house prices. The overall HMA shows
prices that are quite high for an area not in the south of the country: an average of 82% of
the England and Wales price level. South Kesteven shows a figure of 86%. Although these
are quite low compared with Rutland, they are high by East Midlands standards (though not
by those of the East of England, which does despite its label contain much of the London
commuter belt).
24.12 The postcodes in Grantham show average prices from 71% to 82% of the England and
Wales average, and so as is normal, the urban area is a bit cheaper than the general
average. It is normal for the rural area to have higher prices than the urban, except in the
case of very large urban areas which usually contain very high priced localities within them.
Views of agents
24.13 The stakeholder work with lettings, sales and employment agents in Grantham provided
some interesting insight into the present market dynamics:
i)

There is little connection between Grantham’s housing market and that of
Peterborough. The Grantham market extends to about 10 miles around the town
and appears quite self-contained.

ii)

The town is surrounded by about 80 villages, all of which are more expensive than
Grantham, so the town provides the best hope for those entering the market to buy.
However terraced housing in Grantham has become quite expensive and sought
after. Entry level housing for owner occupation is in short supply.

iii)

The town is quite self-sufficient, with a market town culture. There is a population of
commuters to London, but there is no dominant inflow or outflow, and there is a flow
of people from the south seeking more space for their money.

iv)

One of the main constraints on the town’s development is the grid-locked roads. A
new bypass (c.f. New Growth Point plans outlined above) would really open the
town up to new investment.
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v)

The private rented market is very dynamic: about 30% of it is driven by migrant
workers who have given this sector of the market a great boost.

24.14 The general picture of the Grantham market is therefore on the one hand that its prices are
lower than the surrounding rural areas (a normal pattern) but that the overall level is only a
bit lower than the overall HMA average and the town and its hinterland are doing quite well.
It clearly emerged from the stakeholder comments that the town’s future growth is limited
by factors including the road constraints, and so the New Growth Point programme should
indeed unlock much potential. In that sense the review of the present housing market taken
in conjunction with future plans shows how much future growth potential there is.

Basic character of Grantham’s housing
24.15 Allowing for the fact that the social rented stock is split between council and other (normally
RSL) the pattern of tenure is very similar between Grantham and the whole Peterborough
HMA.
Table 24.2 Tenure of housing in Grantham sub-area

Owns outright
Owns with a mortgage or loan
Shared ownership
Rented from council
Other social rented
Private rented
Total (exclude living rent free)

Grantham
5,706
28.7%
8,412
42.2%
131
0.7%
3,177
16.0%
383
1.9%
2,107
10.6%
19,916
100.0%

HMA
54,139
30.7%
74,855
42.4%
1,204
0.7%
23,299
13.2%
6,880
3.9%
16,160
9.2%
176,537 100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

24.16 As can be seen from the table below, the proportion of detached homes is much lower in
Grantham compared with the HMA. This is mainly due to the fact that detached homes are
relatively uncommon in urban areas compared with rural ones. However the ‘undeveloped’
nature of Grantham is shown by the fact that there is not a higher proportion of flats, and is
mainly a trade-off with semi-detached dwellings: there being more in Grantham than in the
HMA.
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Table 24.3 Dwelling type and accommodation type by tenure (households and dwellings)

Detached
Semi detached
Terraced (including end terrace)
Flat, maisonette or apartment
Caravan or other mobile or temporary structure
In an unshared dwelling

Grantham wards
7,069
34.7%
7,035
34.5%
4,404
21.6%
1,679
8.2%
177
0.9%
20,364
100.0%

Peterborough HMA
73,998
41.0%
56,583
31.4%
34,221
19.0%
14,736
8.2%
921
0.5%
180,459
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

24.17 The next table shows under-occupation and overcrowding, where there is no great
difference between Grantham and the HMA.
Table 24.4 Over and under-occupation

+2 or more (under occ)
1
0
-1 or less (over occ)

Grantham sub-area
12,035
58.9%
5,352
26.2%
2,376
11.6%
660
3.2%
20,423
100.0%

HMA
105,252
58.2%
44,254
24.5%
24,387
13.5%
6,798
3.8%
180,691
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

24.18 The next table indicates the types of household in the town. At the average level of both
town and HMA it can be seen that there is very little difference.
Table 24.5 Types of household in Grantham sub-area

Pensioner
Adult no children
Lone parent
Dependent children
Non dependent children
Total (excluding other)

Grantham
5,086
25.6%
6,753
34.1%
1,752
8.8%
4,951
25.0%
1,287
6.5%
19,829
100.0%

HMA
44,246
62,138
14,837
43,316
11,127
175,664

25.2%
35.4%
8.4%
24.7%
6.3%
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Particular groups in Grantham
24.19 The HMA has a relatively small BME population: the national average is 93% white
(including ‘White-other’ as discussed in more detail in Chapter 13 above). It can be seen
that Grantham has an even smaller BME population, but follows the HMA in having ‘Asian’
as the major group.

P age 249

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

Table 24.6 BME population in Grantham sub-area

White and White (other)
Mixed
Asian
Black or Black British
Chinese or Other Ethnic Group
All People

Grantham wards
All
People
47,894
97.9%
275
0.6%
338
0.7%
114
0.2%
296
0.6%
48,917
100.0%

Peterborough HMA
All
People
415,420
95.3%
3,818
0.9%
11,978
2.7%
2,471
0.6%
2,055
0.5%
435,742
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

24.20 Grantham does differ from the HMA average in respect of LLTI, where it shows distinctly
more people with this problem.
Table 24.7 Long term limiting illness in Grantham sub-area

One or more people with a LLTI in household
No people with a LLTI in household

Grantham
6,787
13,619
20,406

33.3%
66.7%
100.0%

HMA
56,677
123,972
180,649

31.4%
68.6%
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Economic profile of Grantham
24.21 The first table below indicates that the structure of employment in Grantham mirrors that of
the HMA. The second one provides fairly clear evidence that the workforce in Grantham is
less well qualified and does lower paid work than is typical of the HMA. It can be hoped and
expected that the New Growth Point investment and effort will alter this profile of
employment by attracting more highly qualified employees and jobs to the town.
Table 24.8 Employment status in Grantham sub-area

Employed
Unemployed
Student
Retired
Other econ inactive

Grantham
22,391
1,052
1,843
4,932
4,593
34,811

64.3%
3.0%
5.3%
14.2%
13.2%
100.0%

HMA
202,266
8,300
15,795
45,291
41,964
313,616

Source: Peterborough sub-regional SHMA Fordham Research 2007
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Table 24.9 Pattern of employment in Grantham sub-area

Managers and Senior Officials
Professional Occupations
Associate Professional and Technical Occupations
Administrative and Secretarial Occupations
Skilled Trades Occupations
Personal Service Occupations
Sales and Customer Service Occupations
Process, Plant and Machine Operatives
Elementary Occupations
Not currently working

Grantham
3,360
9.6%
1,656
4.8%
2,554
7.3%
2,665
7.6%
2,964
8.5%
1,618
4.6%
1,995
5.7%
2,803
8.0%
3,548
10.2%
11,678
33.5%
34,841
100.0%

HMA
32,082
10.2%
18,758
6.0%
25,628
8.2%
25,699
8.2%
26,054
8.3%
13,804
4.4%
15,878
5.1%
21,939
7.0%
28,145
9.0%
105,588
33.7%
313,575 100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007

Patterns of movement in relation to Grantham sub-area
24.22 The following set of tables, all from the 2001 Census, shows the character of the in and out
migration in Grantham. A number of useful conclusions can be drawn, as shown in the text
that follows these four tables.
Table 24.10 Migration by tenure of household
Tenure
Owns outright
Owns with a mortgage or loan
Shared ownership
Rented from council
Other social rented
Private rented
Total (excluding living rent free)

Stayed in area
5,474
29.0%
7,938
42.1%
125
0.7%
3,065
16.2%
371
2.0%
1,901
10.1%
18,874
100.0%

Inflow
130
24.3%
211
39.4%
0
0.0%
33
6.2%
20
3.7%
141
26.4%
535
100.0%

Outflow
53
13.0%
131
32.0%
0
0.0%
35
8.6%
27
6.6%
163
39.9%
409
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007 2001 Census data

Table 24.11 Migration by type of household in Grantham sub-area
Household type
Pensioner
Adult no children
Lone Parent
Dependent children
Non dependent children
Total (excluding other)

Stayed in area
5,045
26.5%
6,518
34.3%
1,734
9.1%
4,596
24.2%
1,134
6.0%
19,027
100.0%

82
253
53
150
12
550

Inflow
14.9%
46.0%
9.6%
27.3%
2.2%
100.0%

Outflow
47
11.5%
259
63.6%
31
7.6%
70
17.2%
0
0.0%
407
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007; 2001 Census data
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Table 24.12 Migration by employment type in Grantham sub-area
Employment type
Full time
Part time
Self employed
Unemployed
Retired
Student
Looking after home/family
Permanently sick or disabled
Other
Total aged 16-74

Stayed in area
9,047
53.5%
1,245
7.4%
1,746
10.3%
361
2.1%
3,038
17.9%
80
0.5%
464
2.7%
636
3.8%
308
1.8%
16,925
100.0%

Inflow
330
62.4%
28
5.3%
35
6.6%
21
4.0%
65
12.3%
6
1.1%
20
3.8%
18
3.4%
6
1.1%
529
100.0%

Outflow
241
59.4%
22
5.4%
30
7.4%
21
5.2%
34
8.4%
23
5.7%
13
3.2%
19
4.7%
3
0.7%
406
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007; 2001 Census data

Table 24.13 Migration by employment status in Grantham sub-area
Employment status
Higher managerial and professional
occupations
Lower managerial and professional
occupations
Intermediate occupations
Small employers and own account
workers
Lower supervisory and technical
occupations
Semi-routine occupations
Routine occupations
Never worked or long-term
unemployed
Not classified
Total

Stayed in area
1,392
7.2%

Inflow
98
18.3%

Outflow
75
18.0%

3,228

16.7%

166

31.0%

95

22.8%

987
1,487

5.1%
7.7%

32
19

6.0%
3.5%

26
15

6.2%
3.6%

1,952

10.1%

33

6.2%

34

8.2%

2,039
2,021
292

10.5%
10.5%
1.5%

46
38
6

8.6%
7.1%
1.1%

38
50
12

9.1%
12.0%
2.9%

5,930
19,328

30.7%
100.0%

98
536

18.3%
100.0%

72
417

17.3%
100.0%

Source: Peterborough sub-regional SHMA Fordham Research 2007; 2001 Census data
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24.23 The following comments can be drawn from these four tables:
i)

Inflows are larger than outflows (though this takes no account of dissolutions
through death). However the flows are small by comparison with the overall
population (about 3%). Typical mobility levels are around 7%, and so the majority of
moves are likely to be internal ones. If true, this would put Grantham as fairly selfcontained. The Guidance on market areas (April 2007) suggests 70% selfcontainment as a test for a market area, though few market areas reach such a high
level. Grantham is a small market when compared with the sub-regional market
areas envisaged by the Guidance. Districts typically show about 50% selfcontainment, and Grantham as part of a district might be expected to show
significantly less than that. The inferred 4% internal to 3% internal proportion of
moves therefore suggests self-containment.

ii)

Movers into the town area show higher proportions of ‘owners outright’ who will
often be of retirement age, which is an expectable flow for a market town serving a
wide rural area. There is a large movement of private renters, as would be
expected, though a net out movement of this tenure, which might not. However it is
important to recall that the 2001 Census predated the vigorous movement of
migrant workers, almost all within the private rented sector, to which the agents’
comments reported above particularly apply.

iii)

Families without children show a net outflow, while those with children show a net
inflow (Table 24.11). This could at least in part be explained by the presence of
schools in the market town.

iv)

There is a net inflow of higher qualified people (the first two categories of Table
24.12) and a net outflow of the two least qualified groups of employment. This tends
to suggest an upward movement in what is clearly a less qualified profile of
employment in Grantham as compared with the HMA.

24.24 The overall impression is that the net movement implies a degree of upward movement in
the skill profile of Grantham, which is clearly a welcome trend, though it is quite small and
the impending new investment in infrastructure should provide a much larger boost to that
trend.
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Summary

i)

Grantham is quite a self-contained market town, which is not naturally part of any wider
HMA. It is part of the South Kesteven district for administrative purposes, and the
southern part of that district does indeed have a functional connection with
Peterborough. Moreover Grantham does not have any other major centre of attraction.
Hence it is both administratively convenient and also practical to consider Grantham as
part of the Peterborough HMA.

ii)

Its New Growth Point status makes considerable sense in relation to the present work,
since the constraints on growth arising from the lack of an efficient road network were
cited by stakeholders. It is also clear from the evidence that Grantham has a lower
skilled workforce and that the prospective investment is likely to improve that situation
substantially.

iii)

The forecast growth from 38,000 to 50,000 population will clearly transform the town,
but its impact cannot be measured through the data available to this SHMA. However it
is clear that the types of investment in both employment and housing consequent upon
the change in status are likely to produce a more prosperous and highly qualified
workforce. At the same time the plan to ensure that 30% of the housing is affordable will
help to ensure that poorer households do not get left behind.

iv)

Some signs of an upward movement in the character of the Grantham sub-area
population and workforce can be seen from the 2001 Census data quoted, although
that of course pre-dates the significant changes, especially in the private rented sector,
that have followed from new EC accessions migrant workers.

v)

The overall impression from this information is that the New Growth Point investment is
very well timed: Grantham’s market is relatively inward looking, but its overall location
and character is such that significant growth is possible, which could not only raise the
market profile of the town, but increase its supply of affordable housing.
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25. Compliance with Guidance
Introduction
25.1

As discussed in the second chapter of this report, Guidance is now much more demanding
and much more specific about what the evidence base should yield. It is therefore
appropriate to provide an account of the output of the study in terms of the requirements.

25.2

The Practice Guidance sets out requirements for the outputs and also for the process of an
SHMA. The outputs are dealt with below in relation to the PPS3 requirements, since they
are the dominant Guidance. First, however, this chapter comments on fulfilment of the
process requirements.

Process requirements
25.3

The Practice Guidance (in its Figure 1.2) provides a checklist of process requirements. The
following list of seven items paraphrases the requirements, and then summarises the
response.
i)

Approach to identifying the submarket.

ii)

Housing market conditions to be assessed in the local context: the report contains
local market information at many points

iii)

Involves stakeholders. There has been a full involvement of stakeholders in the
process, partly managed by the partners and partly facilitated by Fordham
Research.

iv)

Full technical explanation. There are technical explanations at relevant points in the
text and also the Appendices.

v)

Assumptions and judgements fully justified and transparent: a Glossary of key terms
is provided, and where assumptions and judgements have been made, they are
explained as clearly as possible.

vi)

Uses and reports on quality control mechanisms. This is reported on in the
Appendices as regards the survey work, and via the transparent explanation of such
processes as the BHM and the CLG Needs model in the text.

vii)

Explains about monitoring and updating: the following chapter sets out the approach
which is suggested.
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25.4

In this way the process requirements of the Guidance are met.

Output requirements of PPS3
25.5

For ease of reference the following are the key outputs of a SHMA as required by PPS3:
•

The likely overall proportions of households that require market or affordable
housing, for example, x% market housing and y% affordable housing.

•

The likely profile of household types requiring market housing e.g. multi-person,
including families and children (x%), single persons (y%), couples (z%).
The size and type of affordable housing required’

•
25.6

These can be derived from the preceding material as follows:
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Table 25.1 Meeting the PPS3 Requirements
Item

Source

Comment

a) Proportion of
market and affordable
housing

Table 12.10

The BHM suggests a ratio of about 60% market housing and
40% affordable housing. This agrees with the East of England
Guidance (at least 40%) and suggests that targets of this
order are appropriate, subject to deliverability.

b) Profile of
households requiring
market housing and
from the Practice
Guidance the
additional requirement
for dwelling types

Tables 11.1 and
12.10

The BHM analysis suggests a substantial demand for all
sizes of dwellings except three-bed. That is not surprising as
three-beds are the most common size. It does not mean that
none should be built, as it may be required for mix reasons,
but that no newbuild three-beds are actually required by the
HMA’s households.
In terms of types of households, there is a net emigration of
almost all types of households, and no substantial inmigration of any. The only source for the actual net increase
(of some 1,863) is newly forming households. They are,
therefore, the key group for new market housing, although of
course few will be able to afford it.

c) Size and type of
affordable housing
required

Table 22.4

There is a net need for all sizes of affordable housing, though
the main need is for two-bed and the need for one-bed is
small.
Between 20-40% of the affordable housing need could be
provided by intermediate housing. To be effective, the
intermediate housing would need to be at around the midpoint of the housing market gaps graphs in Table 23.4.

Source: Peterborough sub-regional SHMA Fordham Research 2007: sources as shown in the middle column

Summary

i)

This chapter summarises the way in which the process and output requirements of
Guidance have been met. The sub-regional SHMA is robust both in terms of process
and outputs.

ii)

The results indicate the types of market and affordable housing required in the HMA,
and the proportions in which they should be provided (60% market and 40%
affordable) in order to best meet the demands and needs of the population.
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26. Monitoring and Updating
Introduction
26.1

One of the central features of the Guidance is that SHMAs are collaborative and continuing
processes, not just production of a report. This requirement is implied by the Local
Development Framework approach and the strong emphasis on flexibility in the response to
changing housing market demands (e.g. para 60 of PPS3). This emphasis is mirrored in the
Practice Guidance, where Figure 1.1 gives the key outputs but is matched by Figure 1.2
which provides a checklist of the key processes within the overall SHMA. The last of these
process requirements is:
‘Explain how the assessment findings have been monitored and updated (where
appropriate) since it was originally undertaken’

26.2

The rapid movement of prices and rents, and the key importance of the checklist of
(weekly) costs of different tenures/sizes of dwellings provided in this sub-regional SHMA,
makes it evident that monitoring and updating is an essential part of the process.

26.3

The key thing is to update the weekly costs: they are the key to most practical policy
decisions on both planning and housing issues. This issue is dealt with last, after
discussing the more general types of updating.

Scope of this discussion
26.4

Monitoring and updating occurs at all levels from national to local. This sub-regional SHMA
is designed to apply at sub-district, district and HMA level, and so the comments in this
chapter are directed to that level. However the principles involved apply generally.

26.5

This section focuses upon updating rather than monitoring. Monitoring refers largely to the
administrative issue of keeping change under review and developing a strategy for
reviewing the sub-regional SHMA and updating it, and considering what policy implications
may flow from such updates. This is a matter which the sub-regional SHMA Partnership will
want to discuss, but it does not raise technical issues and is therefore not addressed further
here.
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Guidance context
26.6

The sub-regional SHMA exists to support a wide policy spectrum: both at the local authority
and higher level (particularly the Regional Spatial Strategy and Regional Housing Strategy).
In the past these strategies have tended to be almost entirely top down. However the
emerging sub-regional SHMAs have meant that RSSs are now taking aboard the local
housing market results and being amended to respond to them. This process requires an
updating procedure to be in place due to the periodic reviews that such policies undergo. At
the same time the cycle of revision of such policies provides a key reference point for the
updating of key SHMA information.

26.7

Apart from the major policy documents such as the RSS, there are regular productions
such as Annual Monitoring reports and statistical returns to CLG which will require updated
key statistics from the sub-regional SHMA.

Updating the general findings
26.8

There are a wide range of data sources from which the general (secondary data) findings of
this sub-regional SHMA can be updated. A useful list will be found in Annex B of the
Strategic Housing Market Assessment Practice Guidance. That list is very comprehensive
as to sources. The following table takes it a stage further by outlining the strengths and
weaknesses of the key sources.
Table 26.1 Secondary data sources: strengths and weaknesses

Topic and source

Frequency/scale

Strengths and weaknesses

(1) Survey of
English Housing: a
wide range of socioeconomic data on
housing

Annual; national
and regional
(sample c 20,000)

Excellent contextual source on all aspects of housing. Its
weakness is that no further cross-tabulation is possible and
supply and demand issues are not covered. In addition its
scale does not permit accurate analysis at SHMA scale

(2) English House
Condition Survey.
Mainly useful for
housing stock
evidence. Due to be
combined with (1).

Annual; national
and regional
(sample 10,000)

Very good for provision of housing stock numbers at regional
scale; also provides much detail on the ‘decency’ and general
state of housing. Not as directly relevant to housing market
analysis as (1) but valuable for the overall evidence base
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(3) 2001 Census

10 years; available
at very local areas

The best source for many background purposes: e.g. migration
as it shows everyone moving to and from everywhere. It is now
somewhat out of date. The main weaknesses for SHMA
purposes are that it contains neither financial capacity
information (not even income) nor indications of movement
intentions. It is therefore of little use in producing plausible
modelling of a housing market

(4) General
Household Survey
(GHS).

Annual; down to
regional scale

Excellent descriptive source. Of little practical use in SHMA
analysis for similar reasons to the Census. It does not provide
data for individual households containing housing and financial
data, essential for modelling housing market behaviour

(5) NOMIS website
[contains many other
general data
sources]

Available all the
time and at many
scales

The best ready source for most secondary data; weaknesses
are as per the above sources. It does not provide the
analytical inputs to a SHMA process, but much valuable
background

(6) Population
projections (ONS)

Annually updated;
regional and district
level

They are conveniently detailed, but are not of much direct use
in SHMA analysis, since they are not based on households
(see below) and contain no information which can be
correlated with the bare numbers of people

(7) Household
projections (CLG)

Due to be updated
every 2 years;
regional and
usually district level
availability; annual
mid-year estimates
are produced for
districts

Much more useful than population, and a vital background
series. The only commonly available projections are for 15-20
year horizons. The price of this long view is that the data do
not reflect housing markets. Although sometimes wrongly
referred to as a ‘demand’ forecast, it is not. It is based on
assumptions about household formation drawn from the
current socio-economic situation. This may change, both
nationally and locally, if socio-economic situations change (as
they normally do. Hence these projections must be treated as
‘guesses’ or ‘policy led’ (i.e. what it is hoped may happen, not
as any guide to what the housing market may do)

(8) English
Longitudinal
Survey of Ageing
(NCSR)

Bi-annual; national

Valuable background source. Useful for health; general
economic situation and quality of life. Not of practical value for
SHMA analysis due to scope and sample size

(9) National Health
Service (NHS)
Central Register

Quarterly or
annual; national,
regional and district

Extremely useful as it is the best source for migration in
between the 10 year censuses. Of very limited use for
checking primary data, unfortunately, as it is biased by the fact
that younger men and more mobile people are less likely to
register. As it is collected at an individual rather than
household level there are further limitations to its use in SHMA
analysis
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(10) Inland
Revenue income
data

Annual; regional
and district

Valuable as background; very limited usefulness in SHMA
work as it is personal (not family) and cannot be correlated
with other information (such as equity, household
characteristics)

(11) Annual Survey
of Hours and
Earnings (ASHE)

Annual; regional
and some district
level data

The best source for individual income, but it is employment
and individual, not home and household based. Moreover it is
not possible to relate the data to housing and other financial
data for SHMA analysis

(12) CORE
(University of St
Andrews)

Annual; district

The best source for social rents

(13) Rightmove
(and other similar
websites)

Continuous; very
local

By far the best source for both local house prices and rents. It
is quicker to scan this than to look at other secondary sources
and much more up to date

(14) Land Registry
Sales of all
housing

Quarterly; postcode
sector

By far the best background source on value of dwellings. It
does not contain information on size of property nor on repairs
costs, and so it cannot be directly used in SHMA analysis.
However it provides the only reliable dynamic source for past
price changes

(15) Housing
Strategy Statistical
Annex (HSSA) CLG

Annual; district

A good source for current housing at district level, especially
figures for the Housing Register and newbuild affordable
housing. It is dependent on forms returned by district, and is of
very variable accuracy. Many districts, when approached
directly, produce different statistics to the HSSA

(16) Annual survey
of mortgage
lenders

Annual; regional

The most comprehensive source for overall mortgage amounts
and types. It does not (and nor do those of particular lenders)
provide the full range of financial capacity for the households
concerned, and so it cannot be used in SHMA analysis

(17) Valuation
Office Agency:
value of properties
sold

Quarterly; postcode
sector

Excellent source, now subject to a charge though; it simply
provides valuation for the stock of housing and again cannot
be cross-tabulated reliably with other data

Annual; district

The best source for value of properties in a district; can be
rendered of little value if there are wide areas of for example
low priced housing, all in Band A

Quarterly; district

The best source for employment trends; cannot be related
usefully to housing market statistics

(18) Council Tax
Band data (from
districts)
(19) Labour Force
Survey ONS

P age 262

2 6 . M o n it o r in g a n d Up d a t in g

(20) Index of
multiple
deprivation CLG
(21) Economic
forecasts Treasury
and commercial
sources

4-5 years; district or
lower

Key reference as a general description of the circumstance of
the population, with obvious focus on deprivation (income,
health, education, disabilities, barriers to housing

Regular; regional
and district

Forecasts exist (e.g. Oxford Economic Forecasting) in
considerable detail at district level showing changes in types of
employment, and migration for decades ahead. They cannot
be regarded as much better than straws in the wind, but do
provide useful background to an SHMA

Source: Annex B to the CLG Practice Guidance (March 2007); and Fordham Research 2007

26.9

There are many other possible sources, and the list in the Annex is longer than this one.
However the other sources are more minor, and are more readily accessed through such
sites as NOMIS (by topic).

Primary dataset
26.10 The key primary update for a sub-regional SHMA is the weekly costs aspect, addressed via
the tables below. However local information on, for example, new variants of intermediate
housing will no doubt be sought, and should be brought into the process. Similarly with new
ideas from the press that seem capable of local application. Thus there are a wide range of
informal updating processes which simply require initiative, rather than detailed analysis.
26.11 At a more formal level, a convincing sub-regional SHMA requires a combination of
secondary (existing) and primary (specifically gathered local survey) data. The sources
listed above will help to update the secondary data. It is not readily possible to update the
primary data without specialist analysis. That is because the dataset is very large (requiring
an analytical programme called SPSS) and because the process of (re) analysing it
involves a complex expertise which is not widely available.
26.12 In practice this is not a serious drawback. Market behaviour and expectations change all
the time. Some of this behaviour is simply a response to changing costs of types of
housing. That element of market behaviour can be readily updated using the procedure
detailed in the table above. That, and a general updating using the secondary sources
listed in the tables below, is probably the limit of what can readily be done by stakeholders
without specialist support.
26.13 However that is all that is reasonably required for a number of years after the primary data
are gathered. Short term market responses will be catered for by the procedures listed in
this chapter. Longer term structural changes are likely to required monitoring only at much
longer intervals such as five yearly. In that longer perspective it is not unreasonable to
expect to have to do further primary survey. Many of the households in the original survey
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will have changed by the time of a second one, and only new survey work can find out
about them.

Triggers for updating
26.14 As discussed, there are data requirements which act as triggers for updating key figures at,
for instance, annual intervals. There are also regular publications such as the ONS series
on economic growth, and the Land Registry, which provide context for alerting sub-regional
SHMA Steering Groups to the need for more frequent updating.
26.15 We would recommend fairly frequent (at least quarterly) updating of the key tabulation of
weekly costs. The rate of change in this will serve as a key indicator of how frequently the
core data needs to be updated.

Updating weekly costs
26.16 It has been emphasised through this report that the old focus on price/income ratios is not
relevant to SHMA work. Financial capacity is the appropriate measure for the ability to
afford. However it has been emphasised that the main focus should be upon comparative
prices and rents: what are the housing market gaps and how are they changing? That is
what governs the issue of how fast people can ‘climb the housing ladder’.
26.17 The most fundamental set of data for monitoring and updating is therefore the tabulation of
weekly cost equivalents for purchase and rental. That is the main focus of the updating
suggestions here, as it is both (relatively) simple and central. As a first step a couple of
related issues will be addressed, followed by specific instruction on the updating process.

Why not update incomes as well as the weekly costs of housing?
26.18 The short answer is: because it is not relevant. There is no problem with updating incomes
(indices exist for doing so) but it will not help with the question of affordability and policy for
newbuild housing generally.
26.19 The key point to emphasise is that the issue of affordability is about the different costs to
types (and tenures) of housing. Whether a household can afford social rent or outright
purchase is a financial matter, but as emphasised in this report, income is only part of the
answer to that question: financial capacity is the key measure.
26.20 But from the point of view of planning and housing policy and practice the key updating
issue is the relative costs of types/tenures of housing. The sub-regional SHMA has
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indicated the ability to afford housing in general. The policy issues which will arise from day
to day are of a different type, for example:
i)

A house builder offers what is stated to be affordable housing of two bedrooms at a
cost of £X per week. Is it affordable? All that needs to be done is to ensure that the
costs are on a comparable and complete weekly basis, and the answer takes a few
moments when comparing it with the cost table below.

ii)

An RSL proposes shared ownership homes at a given price. Again when reduced to
an overall weekly cost (including management/service charges) by making the
purchase element into a weekly cost, the comparison with the table will soon show if
the product is indeed intermediate or low cost market.

iii)

When negotiating S106 Agreements reference to updated versions of this table will
serve the purpose of ensuring that what is agreed to be housing of a given
affordability really is.

26.21 As can be seen, all this important operational policy information can be derived directly
from the table: no need for any elaborate calculation.

How to calculate the updated prices
26.22 Before putting the purchase and weekly rent costs on a common basis, as discussed in the
next subsection, it is necessary to set out some points on the way in which a reasonable
set of updated prices can be derived for a given (probably district) area. The following table
sets out general principles.
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Table 26.2 Establishing new minimum prices/rents
1. Prices for each size of dwelling will vary across a district, often within short distances. There is no
easy way to average such prices to produce a ‘district average’.
2. Nor is that the sensible approach. The purpose is to allow calculation of the access threshold costs
of different tenures/sizes of dwelling. Therefore the focus is upon the cheapest place for a given size
of dwelling in the district involved. That should make the searching of websites (or agent inquiries)
quite simple.
3. It should therefore not take too long, using one or both of websites like Rightmove and local agents
to identify the current cost of purchase/rent in the four main size categories (and types i.e.
flats/houses as well if desired).
4. The choice of the cheapest place is to ensure that the cost of accessing housing is not exaggerated.
It may be unrealistic, in that a household might refuse to go from one end to the other of larger
districts to find the cheapest dwelling. On the other hand, when the issue is public or private (land)
subsidy, it is important not to exaggerate the threshold cost.
5. Use of these minimum costs may on the other hand make it difficult for those producing new housing
(whether affordable or low cost market) to meet the implied threshold costs. That may be true, but it
is realistic, in the sense that households who are finding it difficult to access housing will normally be
obliged to search for the cheapest areas. If, for example, they can buy in the cheap area, there is no
point in producing shared ownership that costs more than that, as it will not assist any/many
households that are unable to buy.
6. Thus the minimum price approach seems the right one, and makes it much easier to find and agree
on revised information in the future.
Source: Fordham Research 2007

26.23 The figures can, in the case of weekly costs like rents, be inserted straight into the table. In
the case of prices and shared ownership (combination of price and rent) it is necessary to
process the information further. The next section describes a procedure for doing this.

Putting purchase prices on a weekly cost basis
26.24 The following table explains how to put purchase prices on a weekly basis, for insertion into
the table.
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Table 26.3 Turning the purchase price for a house into a weekly cost
1. Procedure
For interest only mortgage (which is preferable because it represents the cheapest method of entering the
sector and therefore the entry level).
Cost of home = C
Interest rate = I
Interest to be on mortgage to be paid per year = P
Weekly Interest payment = W
Number used to derive weekly cost of owner occupation = N
C*I = P
P/52 = W
W/C = N
2. Example of how it works
For example on a £50,000 home with an interest only mortgage rate of 5.99% the yearly payment will be
£2,995, which equates to £57.60 per week.
Source: Fordham Research 2007

26.25 Once a full set of revised weekly costs has been obtained, it can be inserted into the
template provided by the table below, and the intermediate section can then be calculated
as the halfway point between social and market rent levels.
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Table 26.4 Weekly costs of housing in the HMA
City of Peterborough
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

1 bed
£168
£132
£86
£70
£53

2 bed
£230
£181
£111
£88
£64

3 bed
£276
£217
£127
£99
£70

4 bed
£372
£293
£173
£122
£70

1 bed
£87
£70
£52

2 bed
£243
£191
£110
£88
£65

3 bed
£290
£228
£128
£99
£69

4 bed
£385
£303
£165
£117
£69

1 bed
£91
£73
£55

2 bed
£291
£229
£114
£90
£65

3 bed
£356
£280
£136
£105
£73

4 bed
£500
£394
£73

1 bed
£84
£68
£52

2 bed
£236
£186
£104
£85
£65

3 bed
£282
£222
£122
£95
£68

4 bed
£384
£302
£68

South Kesteven
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

Rutland
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

South Holland
Newbuild Sale
Resale Entry Level
Private Rent
Intermediate
Social Rent

Southern Fringe
1 bed
2 bed
3 bed
4 bed
Newbuild Sale
£248
£310
£414
Resale Entry Level
£195
£244
£326
Private Rent
£105
£115
£130
Intermediate
£82
£91
£103
Social Rent
£58
£67
£75
£75
Note: The prices of sale housing have been made into weekly costs using the procedure described in the last chapter of this report.
The main data source was web-based mainly Rightmove. Newbuild costs are based on data only in the case of Peterborough,
with the remaining areas approximated using a 27% premium on second hand, which is the ratio found in Peterborough. This
table also appears above as Table 23.2.
Source: Fordham Research Peterborough sub-regional SHMA 2007
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Policy use of the information
26.26 The revised table can be referred to in policy documents as a basic tool for assessing
affordability. As emphasised above, it is not necessary to add income or financial capacity
information. If the housing is cheaper than a given threshold, then it is affordable to the
groups in question (those who can afford intermediate housing, or low cost market housing
for example).
26.27 The revised table will, like that in this sub-regional SHMA, represent a central policy tool
both for the local authority to check the affordability of different types of housing (e.g.
intermediate or low cost market) and for private sector bodies to check the affordability of
what they are offering. This tabulation should provide a neutral basis for comparison of
alternative packages whether of market or affordable housing.

Summary

i)

It is a key feature of the sub-regional SHMA that it be a continuing process, not a ‘one
shot’ report. Updating and monitoring is therefore a key feature of that process.

ii)

Strategies are needed for regular monitoring and updating, and triggers may be added
where rapid changes are noted. The procedure outlined here is addressed to the
submarket SHMA, but can be applied widely.

iii)

A listing is provided of the main secondary data sources which can be used to update the
background information in the sub-regional SHMA. This is valuable in conjunction with the
updating of costs to provide an overall picture.

iv)

Updating the primary data is not easily carried out by sub-regional SHMA Partnerships,
as it is a technical exercise. This is not a serious drawback as the structure of a housing
market does not usually change fundamentally in less than about five years. As a result,
most market responses are due to changes in weekly costs of housing plus any general
changes, such as net in or out-migration.

v)

The key statistic is the weekly cost of different tenures/sizes of dwelling. It is not, as is still
sometimes thought, price income ratios (now almost meaningless in housing market
practice). It is therefore essential to be able to update the key table of weekly costs in this
sub-regional SHMA. A simple procedure is set out for doing this.

P age 269

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

vi)

P age 270

Thus a combination of updating the weekly costs matrix, and testing proposed new
housing developments against it, plus background updating using the second and third
tables in this section should enable the SHMA process to proceed constructively. The
final ingredient is the commitment of the Steering Group. This cannot be made a written
requirement, but clearly the will and drive of the Steering Group is in many ways the main
route to successful evolution of the SHMA process.

2 7 . Re v ie w o f r es u lt s in c o n t e x t

27. Review of results in context
Introduction
27.1

SHMA reports are necessarily long and complex, as they address complex issues across
quite substantial areas. The Peterborough sub-regional SHMA has the additional
complexity of cutting across a major regional boundary, which means that substantially
different policies operate over different parts of it.

The Housing Market Area
27.2

There is logic to the HMA as defined, but it is not the most obvious one. The southern half
of the HMA is dominated by Peterborough. To the west of Peterborough lie the higher
value properties and commuters-in, and to the east the lower value properties and
commuters-in. The commuting zone stretches up to Spalding and Bourne, but not further.
The rest of the HMA, however, does ‘look’ towards Peterborough, if only because there are
no other major urban areas within reach. The strongly rural majority of the HMA does not,
in relation to most of its population, engage so much with the wider world: being locally
focussed. So far as wide HMAs can be defined, therefore, the Peterborough one is quite
coherent.

The Housing Market
27.3

In the context of a long term national rising housing market, the Peterborough HMA is no
exception. Prices have risen very considerably, much faster than rents. This has been
good for those who own and can buy, but has created affordability problems for those who
cannot. This is of course also a national problem.

27.4

When looked at more closely, through the analysis of the BHM model, the overall level of
demand and need for affordable housing (some 3,000 per annum) is more or less the
same as the targets set in the East Midlands and Eastern Region RSSs. This is a
substantive finding, as the BHM results have sometimes been well above, and at other
times well below the respective RSS figures in other HMAs. Moreover the RSS target is
not based on market demand or need, but on demographic trends and policy
considerations, and so there it does not follow that the two will coincide as closely as they
do in this HMA.

27.5

In general, therefore, the finding of this SHMA is that the housing market in the HMA is in
good shape, and can support the projections in the RSS.
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Affordable housing
27.6

The Draft of RSS8 for the East Midlands (Policy 15) suggests 35% (28% social rented and
7% intermediate) and the East of England equivalent says 35%. The existing affordable
housing targets, applying to about half the HMA, are in the range 40-50%, and so are
higher than the RSSs would suggest. The overall index levels for housing need (Table
22.1) are quite high for an area not in the south of the country. It would be easier, on the
evidence, to argue for 40%, but this is a matter for the subsequent policy debate to decide.

Rural issues
27.7

The HMA is substantially a rural one. One of the features of the housing in the rural areas
is the low proportion of affordable housing (12%, compared with 17% in the HMA and 18%
nationally). The rural areas vary from the very high priced (Rutland and East Northants) to
the low priced (especially South Holland and Fenland). A common feature is that the
housing issues are quite local, and that new housing developments are normally small. It is
therefore very difficult to envisage a major change in the set of housing problems that
affect the rural HMA. The emergence of the migrant worker population has greatly helped
in employment terms, and has encouraged the growth of the private rented sector, but
from the partial evidence gathered here, their arrival is so recent that they are still
becoming engaged with the local communities in which they live (as shown by low levels of
occupation of social rented housing, and low levels of home buying).

Sub-area issues within the HMA
27.8

The most notable of these is the relatively low market demand found in Peterborough,
balanced (in terms of the overall HMA) by much higher demand in Rutland. The overall
demand/need in South Kesteven and South Holland is roughly in line with the RSS figures.
However the New Growth Point for Grantham is likely, through the infrastructure
improvements associated with it, to lift the housing market in South Kesteven.

27.9

It is not surprising that the demand in Rutland greatly exceeds the present target. There
are many reasons for thinking that the housing stock in Rutland will not be expanded at the
pace suggested by the BHM, ranging from the resistance of the existing population to the
constraints of the infrastructure. However that is a matter for the policy debate following
this SHMA.
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27.10

In the same fashion, there is scope for policy debate over the lack of demand in
Peterborough. The housing need is very high, but the market demand is not. It is
suggested, from experience elsewhere, that a way of generating market interest in an area
which does not have high market demand is to consider urban extensions. Peterborough
has a history of these, and may not wish for more. However, it is clear that since present
market demand is low relative to the newbuild target some policy action will be called for if
the targets are to be met.
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Glossary
[This Glossary aims to define terms used in the report. Where there is an existing definition (e.g. in
Government Guidance) references is made to it. Otherwise the terms are defined simply in the way
used in the report]
Affordability
A measure of whether households can access and sustain the cost of private sector housing.
There are two main types of affordability measure: mortgage and rental. Mortgage affordability
assesses whether households would be eligible for a mortgage; rental affordability measures
whether a household can afford private rental. Mortgage affordability is based on conditions set by
mortgage lenders – using standard lending multipliers (2.9 times joint income or 3.5 times single
income (whichever is higher)). Rental affordability is defined as the rent being less than a
proportion of a household’s gross income (in this case 25% of gross income).
Affordable housing
Affordable housing includes social rented and intermediate housing, provided to specified eligible
households whose needs are not met by the market. Affordable housing should be at a cost which
is below the costs of housing typically available in the open market and be available at a submarket price in perpetuity (although there are some exceptions to this such as the Right-toAcquire). [There is an ambiguity in PPS3: Housing, where ‘intermediate housing’ is defined as
being below market entry to rent, while ‘affordable housing’ is defined to be below the threshold to
buy (normally much higher than the private rental one). But in principle the Guidance defines
affordable housing as below the market threshold, and rationally speaking, that includes the private
rented as well as purchase sectors].
Annual need
The combination of the net future need plus an allowance to deal progressively with part of the net
current need.
Average
The term ‘average’ when used in this report is taken to be a mean value unless otherwise stated.
Balanced Housing Market model
A model developed by Fordham Research which examines the supply and demand for different
types and sizes of housing across different areas and for specific groups.
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Bedroom standard
The bedroom standard is that used by the General Household Survey, and is calculated as follows:
a separate bedroom is allocated to each co-habiting couple, any other person aged 21 or over,
each pair of young persons aged 10-20 of the same sex, and each pair of children under 10
(regardless of sex). Unpaired young persons aged 10-20 are paired with a child under 10 of the
same sex or, if possible, allocated a separate bedroom. Any remaining unpaired children under 10
are also allocated a separate bedroom. The calculated standard for the household is then
compared with the actual number of bedrooms available for its sole use to indicate deficiencies or
excesses. Bedrooms include bed-sitters, box rooms and bedrooms which are identified as such by
respondents even though they may not be in use as such.
Concealed household
A household that currently lives within another household but has a preference to live
independently and is unable to afford appropriate market housing.
Current need
Households whose current housing circumstances at a point in time fall below accepted minimum
standards. This would include households living in overcrowded conditions, in unfit or seriously
defective housing, families sharing, and homeless people living in temporary accommodation or
sharing with others.
Demand
This refers to market demand. In principle anyone who has any financial capacity at all can
‘demand’ something, in other words want to acquire it and be prepared to pay for it. The question is
whether they can pay enough actually to obtain it. Thus many households who are unable fully to
afford market housing to buy do aspire to buy it. The word ‘demand’ is therefore used in two
senses in this report:
‘demand’ when used in the general text refers to the ordinary understand of ‘wanting’
something that has a market price
‘demand’ when associated with numbers (as in the Balancing Housing Markets model)
refers to expressed demand: the numbers of people who can actually afford the type of
housing in question
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In relation to (expressed) demand mention should be made of the private rented sector where
typically there are not only households who can afford to rent at market prices, but also others who
are unable to access affordable housing but who are able to access the private rented sector due
to the subsidy of Housing Benefit. Such households do not have a demand in the sense used here,
as they can only access the private rented sector with a subsidy.
Disaggregation
Breaking a numerical assessment of housing need and supply down, either in terms of size and/or
type of housing unit, or in terms of geographical sub-areas within the District.
Financial capacity
This is defined as household income+savings+equity (the value of the property owned by owner
occupiers, typically the family home, net of mortgage. This provides an indication, when put on a
capital basis, of the amount which the household could afford to pay for housing. Since equity is
now a substantial part of the overall financial capacity of the large fraction of owner occupiers it is
essential to use this measure rather than the old price/income ratio to measure the activity of a
housing market.
Forecast
Either of housing needs or requirements is a prediction of numbers which would arise in future
years based on a model of the determinants of those numbers and assumptions about (a) the
behaviour of households and the market and (b) how the key determinants are likely to change. It
involves understanding relationships and predicting behaviour in response to preferences and
economic conditions.
Grossing-up
Converting the numbers of actual responses in a social survey to an estimate of the number for the
whole population. This normally involves dividing the expected number in a group by the number of
responses in the survey.
Headship rates
Measures the proportion of individuals in the population, in a particular age/sex/marital status
group, who head a household. Projected headship rates are applied to projected populations to
produce projected numbers of households.
Household
One person living alone or a group of people who have the address as their only or main residence
and who either share one meal a day or share a living room.
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Household formation
The process whereby individuals in the population form separate households. ‘Gross’ or ‘new’
household formation refers to households which form over a period of time, conventionally one
year. This is equal to the number of households existing at the end of the year which did not exist
as separate households at the beginning of the year (not counting ‘successor’ households, when
the former head of household dies or departs).
(A) household living within another household
Is a household living as part of another household of which they are neither the head or the partner
of the head.
Households sharing
Are households (including single people) who live in non-self-contained accommodation but do not
share meals or a living room (e.g. 5 adults sharing a house like this constitute 5 one-person
households).
Housing demand
The quantity of housing that households are willing and able to buy or rent.
Housing Market Area
The geographical area in which a substantial majority of the employed population both live and
work, and where most of those changing home without changing employment choose to stay. The
areas of Peterborough City Council, South Holland District Council, South Kesteven District
Council and Rutland County Council, have been designed as a housing market area, although submarkets exist within this boundary.
Housing need
Housing need is defined as the number of households who lack their own housing or who live in
unsuitable housing and who cannot afford to meet their housing needs in the market.
Housing Register
A database of all individuals or households who have applied to a local authority or RSL for a
social tenancy or access to some other form of affordable housing. Housing Registers, often called
Waiting Lists, may include not only people with general needs but people with support needs or
requiring access because of special circumstances, including homelessness.
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Housing size
Measured in terms of the number of bedrooms, habitable rooms or floorspace. This guidance uses
the number of bedrooms.
Housing type
Refers to the type of dwelling, for example, flat, house, specialist accommodation.
Income
Income means gross household income unless otherwise qualified
Intermediate Housing
PPS3 defines intermediate housing as ‘housing at prices and rents above those of social rent but
below market prices or rents and which meet the criteria set out above. These can include shared
equity products (e.g. HomeBuy), other low cost homes for sale and intermediate rent.’
Lending multiplier
The number of times a household’s gross annual income a mortgage lender will normally be willing
to lend. The most common multipliers quoted are 3.5 times income for a one-income household
and 2.9 times total income for dual income households.
Lower quartile
The value below which one quarter of the cases falls. In relation to house prices, it means the price
of the house that is one-quarter of the way up the ranking from the cheapest to the most
expensive.
Market housing/low cost market housing
This is defined by CLG as anything not affordable. In the Housing Gaps Figure: anything above
market entry. CLG has not defined ‘low cost market’ other than that it falls within the market range.
Since this is very wide, it is not very helpful. The most useful kind of low cost market would be that
which falls into the rent/buy gap on the Housing Gaps Figure. Shared ownership would provide a
partial equity solution for those unable to afford second hand entry level purchase, for example.
Mean
The mean is the most common form of average used. It is calculated by dividing the sum of a
distribution by the number of incidents in the distribution.
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Median
The median is an alternative way of calculating the average. It is the middle value of the
distribution when the distribution is sorted in ascending or descending order.
Migration
The movement of people between geographical areas, primarily defined in this context as local
authority Districts. The rate of migration is usually measured as an annual number of households,
living in the District at a point in time, who are not resident in that District one year earlier.
Net need
The difference between need and the expected supply of available affordable housing units (e.g.
from the re-letting of existing social rented dwellings).
Newly arising need
New households which are expected to form over a period of time and are likely to require some
form of assistance to gain suitable housing together with other existing households whose
circumstances change over the period so as to place them in a situation of need (e.g. households
losing accommodation because of loss of income, relationship breakdown, eviction, or some other
emergency).
Non-self-contained accommodation
Where households share a kitchen, bathroom or toilet with another household, or they share a hall
or staircase that is needed to get from one part of their accommodation to another.
Overcrowding
An overcrowded dwelling is one which is below the bedroom standard. (See 'Bedroom Standard'
above).
Primary data
Information that is collected from a bespoke data collection exercise (e.g. surveys, focus groups or
interviews) and analysed to produce a new set of findings.
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Potential households
Adult individuals, couples or lone parent families living as part of other households of which they
are neither the head nor the partner of the head and who need to live in their own separate
accommodation, and/or are intending to move to separate accommodation rather than continuing
to live with their ‘host’ household.
Projection
Either of housing needs or requirements is a calculation of numbers expected in some future year
or years based on the extrapolation of existing conditions and assumptions. For example,
household projections calculate the number and composition of households expected at some
future date(s) given the projected number of residents, broken down by age, sex and marital
status, and an extrapolation of recent trends in the propensity of different groups to form separate
households.
Random sample
A sample in which each member of the population has an equal chance of selection.
Relets
Social rented housing units which are vacated during a period and become potentially available for
letting to new tenants.
Rounding error
Totals in tables may differ by small amounts (typically one) due to the fact that fractions have been
added together differently. Thus a table total may say 2011, and if the individual cell figures are
added the total may come to 2012. This is quite normal and is a result of the computer additions
made. Figures should never be taken to be absolutely accurate. No such state exists. The figures
in this document are robust estimates not absolutely precise ones. The usual practice is to use the
stated total (in the above case 201a) rather than the figure of 2012 to which the individual figures
sum. That is because the total will have resulted from a rounding after all the fractions are taken
fully into account.
SEG
Socio-economic group. This is a reference to surveys of types of household according to their
SEG, so for example considering their attitudes to housing and other expenditure according to
which SEG they belong to. This is a common feature of marketing approaches across the
commercial spectrum.

P age 281

Pe t e r b o r o u g h Su b - Re g io n a l Ho u s in g M a r k e t As s es s me n t - 2 0 0 8

Sample survey
Collects information from a known proportion of a population, normally selected at random, in order
to estimate the characteristics of the population as a whole.
Sampling frame
The complete list of addresses or other population units within the survey area which are the
subject of the survey.
Secondary data
Existing information that someone else has collected. Data from administrative systems and some
research projects are made available for others to summarise and analyse for their own purposes
(e.g. Census, national surveys).
Shared equity schemes
Provide housing that is available part to buy (usually at market value) and part to rent.
SHMA (Strategic Housing Market Assessment)
SHMA drives from government guidance suggesting that the ‘evidence base’ required for the good
planning of an area should be the product of a process rather than a technical exercise.
Social rented housing
PPS3 defines social rented housing as ‘rented housing owned by local authorities and registered
social landlords, for which guideline target rents are determined through the national rent regime,
the proposals set out in the Three Year review of Rent Restructuring (July 2004) were
implemented in policy in April 2006. It may also include rented housing owned or managed by
other persons and provided under equivalent rental arrangements to the above, as agreed with the
local authority or with the Housing Corporation as a condition of grant’
Special Needs
Relating to people who have specific needs: such as those associated with a disability.
Stratified sample
A sample where the population or area is divided into a number of separate sub-sectors (‘strata’)
according to known characteristics based, for example, on sub-areas and applying a different
sampling fraction to each sub-sector.
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Specialised housing
Refers to specially designed housing (such as mobility or wheelchair accommodation, hostels or
group homes) or housing specifically designated for particular groups (such as retirement housing).
Under-occupation
An under-occupied dwelling is one which exceeds the bedroom standard by two or more
bedrooms.
Unsuitably housed households
All circumstances where households are living in housing which is in some way unsuitable,
whether because of its size, type, design, location, condition or cost. Households can have more
than one reason for being in unsuitable housing, and so care should be taken in looking at the
figures: a total figure is presented for households with one or more unsuitability reason, and also
totals for the numbers with each reason

Definitions
ABI - Annual Business Inquiry
BME - Black and Minority Ethnic
CBL - Choice Based Lettings
CORE - The Continuous Recording System (Housing association and local authority lettings/new
tenants)
DETR - Department of the Environment, Transport and the Regions
GIS - Geographical Information Systems
HMO - Households in Multiple Occupation
HSSA - The Housing Strategy Statistical Appendix
IMD - Indices of Multiple Deprivation
LA - Local Authority
LCHO - Low Cost Home Ownership
LDF - Local Development Framework
NeSS - Neighbourhood Statistics Service
NHSCR - National Health Service Central Register
NOMIS - National On-line Manpower Information System
NROSH - National Register of Social Housing
ODPM - Office of the Deputy Prime Minister
ONS - Office for National Statistics
PPS - Planning Policy Statement
RSL - Registered Social Landlord
RSR - Regulatory and Statistical Return (Housing Corporation)
RTB - Right to Buy
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SEH - Survey of English Housing
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