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Section 1: Introduction
1.1

Opinion Research Services (ORS) was commissioned by The London Borough of Newham to undertake a
comprehensive and integrated Strategic Housing Market Assessment for the local authority.

1.2

The research was based on the analysis of 1,800 interviews conducted with households from October
2009 to November 2009 (the Household Survey, which primarily underwrote the housing needs and
requirement modelling) coupled with secondary data from the UK Census, Housing Corporation, HM
Land Registry, Office for National Statistics and a range of other sources along with a qualitative
consultation programme with a wide range of stakeholders.

1.3

This document is the main study for Newham, which provides the key findings of the study. Other
documents available include a short executive summary.

What Is a Strategic Housing Market Assessment?
1.4

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


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

The Role of SHMAs

A SHMA is a framework that local authorities and regional bodies can follow to develop a good
understanding of how housing markets operate. It promotes an approach to assessing housing need and
demand which can inform the development of local development document and housing policies, as set
out in Planning Policy Statement 3: Housing (PPS3). The purpose of the SHMA is to form part of a wider
evidence base for the development of housing and planning polices, which should be considered
alongside other factors such as the viability of delivering affordable housing, land availability and local
policy priorities including the creation of mixed and balanced. Therefore, the evidence provided in the
SHMA should not be viewed in isolation and its results cannot be used in support of development
applications, as it does not set housing policy. A SHMA provides part of the evidence needed to inform
policy development, and other factors are equally important in the policy development process. The
government has issued Practice Guidance setting out the scope of a SHMA and suggests how it might be
carried out.
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1.5

SHMAs work at three levels of planning:
Regional




Developing an evidence base for regional housing policy.
Informing Regional Housing Strategy reviews.
Assisting with reviews of Regional Spatial Strategy.

Sub regional



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

Local



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

1.6

While this document primarily concentrates upon the administrative boundaries of Newham it does
consider the wider role Newham plays in the East London housing market. It should be noted that a
separate East London SHMA is currently being undertaken by ORS and will feature outputs for Newham
based upon its role in the sub-region.

1.7

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





Based upon the findings of the Strategic Housing Market Assessment and other local evidence,
Local Planning Authorities should set out in Local Development Documents:
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. (Page 9, Para 22)

1.8

Alongside PPS3, Practice Guidance for undertaking Strategic Housing Market Assessments was
published by the Department for Communities and Local Government (CLG) in March 2007 and
subsequently updated with a minor revision in August 2007. A further note published jointly in March
2008 by GLA, Government Office for London and London Councils stated that sub-regional assessments
were the way to proceed in London.

1.9

The Guidance gives advice regarding the SHMA process and sets out key process checklist items for
SHMA Partnerships to follow. These checklist items are important, especially in the context of
supporting the soundness of any Development Plan Document:


1.10

In line with PPS12, for the purposes of the independent examination into the soundness of a
Development Plan Document, a strategic housing market assessment should be considered
robust and credible if, as a minimum, it provides all of the core outputs and meets the
requirements of all of the process criteria in figures 2 and 3. (Page 9)

The core outputs and process checklist required of an SHMA to demonstrate robustness are detailed
below.
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Figure 1
CLG SHMA Practice Guidance – Core Outputs (Paras 9 and 10)

Core Outputs
1

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

2

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

3

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

4

Estimate of current number of households in housing need

5

Estimate of future households that will require affordable housing

6

Estimate of future households requiring market housing

7

Estimate of the size of affordable housing required

8

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

Figure 2
CLG SHMA Practice Guidance – Process Checklist

Process Checklist
1

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

2

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

3

Involves key stakeholders, including house builders

4

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

5

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

6

Uses and reports upon effective quality control mechanisms

7

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

1.11

While this study has addressed all Core Outputs and the Process Checklist, it has also sought to
undertake analysis which is beyond that required by SHMA Practice Guidance. This has included a
detailed analysis of particular drivers of the housing market such as in and out migrants to Newham
and a wide range of sub-groups in the population.

Data Sources
1.12

Whilst the study sought to draw on a wide range of secondary data sources, primary data was also
collected through a household survey based on a random probability sample. The Household Survey
was conducted between October 2009 and November 2009 and a total of 1,800 households were
successfully interviewed. Identified non-response issues were addressed by a comprehensive statistical
weighting process.
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1.13

The 1,800 interviews were split along the lines of the community forum areas of Newham with 200
interviews being conducted in each forum area. Within each community forum area the 200 interviews
were conducted at random pre-selected addressed.

1.14

It is noteworthy that for this study the definition of a household was more complicated than would
typically be found. In many cases interviewers found that a single dwelling contained groups of
unrelated adults. It was decided for practical purposes to treat these groups as being a single
household unless there were good reasons for treating them as separate households. Therefore, if two
families were occupying different parts of the same dwelling, or the main dwelling had been broken up
into more than one unit inside then the households were treated as being separate. However, if four
adults were sharing a single bathroom and kitchen in a four bedroom property they were considered to
be one household.

1.15

All figures from the Household Survey presented in this report have been grossed-up to represent the
overall population – therefore where the report discusses specific numbers of households or dwellings,
it is not the number of respondents that is referred to but the number of households or dwellings
across Newham that they represent. Following the weighting process it is estimated that there are
103,100 households and 275,000 people in Newham with an average household size of 2.67 people. It
is also estimated that there are 4,000 vacant dwellings in Newham.

1.16

The secondary data sources used included:







1.17

2001 Census of Population;
Database of all property sales maintained by HM Land Registry;
Information on existing stock maintained by Valuation Office Agency;
Housing Strategy Statistical Appendix (HSSA) submissions from all boroughs;
Housing Corporation publications from Registered Social Landlord (RSL) CORE logs (Continuous
Recording) and other statistical returns; and
Local authority housing and planning administrative records.

All secondary data sources used sought to correspond with the date of the primary data collection, and
a reference point of November 2009 (or the nearest available date to this point) is the basis for all
sources. This is also the base date for the study projections.
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2.1

The SHMA is published at a point shortly after the new coalition government came to power in June
2010. As such it is too early to describe the policy direction of travel for housing and spatial planning of
the new government. However as noted below, the main features of policy; public spending cuts,
reform of quangos and the introduction of localism are likely to have considerable impact upon public
policy affecting housing and planning in future. Much current public policy affecting London’s housing
licy is based upon the policy and administrative framework developed by the outgoing government and
this is briefly summarised before considering the regional, sub-regional and local authority level policy
framework.

The National Policy Context
2.2

In 2003, the government set out its vision for housing in the Communities Plan. The Communities Plan
set the framework for delivering sustainable communities over a period of 15-20 years. The Plan’s main
areas of focus are housing supply, new growth areas, a decent home for all, the countryside and local
environment.

2.3

Its main objective is for communities that:


are economically prosperous;



have decent homes at affordable prices;



safeguard the countryside;



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



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

2.4

The Communities Plan acknowledged that housing and the local environment are vitally important
issues. However, it recognises that communities are more than just areas of housing and have many
requirements. As such, it suggests that, as past experience has shown, investing in housing alone whilst
paying no attention to the other needs of communities, risks wasting money.

2.5

Further, the plan argues that housing and planning policy must be placed firmly in the context of
sustainable communities, and integrated with wider public services and sustainability agenda.

2.6

Alongside encouraging sustainable communities, a second key element is community cohesion. The
Communities Plan suggests that some communities had been undermined by social and economic
deprivation, and that social cohesion is key to building sustainable communities.

2.7

In particular, it links perceptions of cohesion and positive attitudes about physical spaces. For example,
it argues that well-designed places can make a significant contribution to reducing the risk of crime.
Also, community cohesion can be strengthened as local people are more welcoming of well-designed
schemes and recognise the positive benefits that new housing can bring to an area.
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2.8

The Communities Plan has subsequently been superseded by Building Britain’s Future 2009. This
stated the current government’s policy and legislative programme for mitigating the impact of the
recession. It aimed to ensure that the infrastructure skill base and housing is in place to help sustain a
strong recovery and future economic growth. Regarding housing, it re-iterated the measures taken to
support the housing market as a consequence of the credit crunch. It signalled a review of the housing
benefit system linking it to a claimants return to work. It also highlighted policies to promote the low
carbon economy. A more detailed summary of the paper is not presented here as at the point that the
SHMA is published, the new coalition government elected in June 2010 has embarked on radical
financial measures that make the delivery of many housing related programmes uncertain either due to
the dismantling of quangos (both national and in the English regions), the withdrawal of finance, or the
introduction of replacement policies. The new government proposes a new system of governance
based upon ‘Localism’. The reform to housing benefit proposed in Building Britain’s Future has been
taken forward by the new government.

2.9

The emerging London policy is contained within the Draft Consultation London Plan (2009) published
by the Mayor of London and this is considered in more detail later in this section.

2.10

The regions and the Local Authorities within them must have regard to the Government’s vision for
sustainable communities and are reflected in a series of Planning Policy Statements (PPS). PPS1
Delivering Sustainable Development, (2005) sets out the overarching planning policies for the delivery
of sustainable development through the planning system. The policies set out in PPS1 need to be taken
into account in the preparation of both regional and local planning documents. It is emphasised that
sustainable development (ensuring that there is a better quality of life for everyone, now and for future
generations) is the core principle underpinning planning and is therefore a vital part of the process.

2.11

PPS1 also states that to facilitate and promote sustainable and inclusive patterns of urban and rural
development, planning should ensure, among other things; that new developments are: of high quality
and well designed; make the most efficient use of resources; support existing communities while
creating safe, sustainable, liveable and mixed communities with good access to jobs and key services.

2.12

This started a period of significant change in planning systems across England and Wales, and within
the provisions of the Housing Act, 2004, the current housing policy document Planning Policy
Statement 3 Housing, 2006 (PPS3), replaced a series of policies including Planning Policy Guidance Note
3 (PPG3) and Circular 6/98. The principle definitions and requirements of PPS3 are summarised at the
end of this chapter. They are of fundamental importance to the Housing market Assessment.

2.13

The policies in the Government’s current planning policy statement on housing (PPS3) are also based
upon the principle of sustainable development. In particular, policy in PPS3 seeks to address
environmental impact including climate change and flood risk.

2.14

PPS3 was developed in response to recommendations in the Barker Review of Housing Supply (March
2004) and reflects the need to improve the affordability and supply of housing in all communities. The
Government has set out the following aims in order to achieve this:




Provide a wide choice of high quality homes, both affordable and market housing, to address
the requirements of the community;
Widen opportunities for home ownership and ensure high quality housing for those who
cannot afford market housing, to address the requirements of the community;
Improve affordability across the housing market, including by increasing the supply of housing;
and
Page 12
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2.15

Create sustainable, inclusive, mixed communities in all areas, both urban and rural.

Notably one of the six principles of PPS3 is that an evidence-based policy approach to housing provision
is taken:


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

National policy response to the credit crunch
2.16

Since 2008 the credit crunch, international banking crisis has a profound and negative effect and there
has been a national policy response.

2.17

The response has three main aspects, firstly in relation to the delivery of new homes and secondly
assist potential purchasers and thirdly to protect certain households from the consequences of higher
real interest rates and repossessions. As at early 2010 the wider impact of public spending cuts and the
effect of fiscal policies to support massive lending to the banks is still to be felt.

2.18

In September 2008 the Government announced its £1bn package for housing. Its aim was to assist first
time buyers; support vulnerable homeowners facing re-possession and ensure that affordable housing
needs can be met in the short and long term. It built upon measures introduced earlier in the year
which provided funding for local authorities to build social housing. The further measures introduced
funding for a shared equity scheme; a mortgage rescue scheme; funding for a further 5,500 social
homes and working with the RDAs to support the most critical regeneration schemes.

2.19

Also noteworthy is the Kickstart programme administered by the Homes and Communities Agency
(HCA) which is aimed at currently stalled sites and is likely to deliver 22,000 new homes nationally of
which 7,000 will be affordable homes.

2.20

Whilst this short section has focussed upon the national policy response this must be balanced against
market recovery. ORS’ partner Savills produce regular market updates and in common with other
commentators it is widely held that London’s housing market, especially the premium end of the
market is leading the national recovery.

2.21

Future government policy is now uncertain following the election in May 2010. Early indications are
that funding for the Homes and Communities Agency will reduce, which will impact on the ability of
local authorities to provide affordable housing. Outside of London, the suspension of Regional Spatial
Strategies will have a major impact upon the Local Plans of local authorities. However, within London
the London Plan will still remain as an important element of the planning process.

The Regional Policy Context
The London Plan 2004, 2008 and the Mayors Draft Consultation Plan October 2009
Background
2.22

The London Plan, the Mayor's Spatial Development Strategy, was first published in February 2004. The
Plan's integrated and strategic policies inform delivery in a range of areas including housing, transport,
and supporting economic growth. The Mayor is legally required to keep the London Plan under review.
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2.23

An updated plan containing alterations made since 2004 was published in February 2008. The election
of a new London Mayor in May 2008 led to proposals for a new London Plan being published in April
2009 leading to formal publication of a replacement plan towards the end of 2011.

2.24

A Replacement Draft Consultation Plan was published in October 2009.The February 2008 version of
the London Plan incorporates alterations made in 2004 and retains legal precedence until the
replacement London Plan is published.

Key Themes
2.25

The London Plan recognises that London’s economic growth depends heavily on an efficient labour
market and this in turn requires adequate housing provision to sustain it. Lack of housing, especially
affordable housing, is already one of the key issues facing London employers. As a general principle,
strategically important employment generating development will be expected to contain other uses,
which can include housing.

2.26

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

Key Objectives
2.27

The London Plan’s main objectives are to:


accommodate London’s growth within its boundaries without encroaching on open spaces;



make London a better city for people to live in;



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



promote social inclusion and tackle deprivation and discrimination;



improve London’s accessibility;



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

Future Housing Provision
2.28

The Plan has a strong focus on increasing London’s supply of housing. It sets out the policy framework
for distributing housing capacity among the boroughs and for realising and monitoring that
development. Policy 3A.1 of the London Plan (2008) sets a minimum target for housing provision of
30,500 dwellings per annum. This is slightly below the target of 33,000 new homes per annum
identified by the draft Strategic Housing Market Assessment (ORS, November 2008).

2.29

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

2.30

Note that the Draft Plan proposes a different view of London’s Planning sub-regions to the 2008 Plan
and proposes a different spatial framework for policy (map 2.2 below);
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2.31

2.32



Central London including the Central Activities Zone;



Inner London ;



Outer London.

The housing sub-regions are unaltered. The authorities in East London are:


Barking and Dagenham;



City of London;



Havering



Newham;



Redbridge;



Tower Hamlets; and



Waltham Forest.

Minimum targets for the London Planning sub-regions are shown below as set out in the Draft
Consultation London Plan (October 2009).

Figure 3
London Housing provisional targets by new planning sub-region (Source: Draft Consultation London Plan (October 2009) Table 3.1)
Area
Total Target
Annual Monitoring Target
East London

148,450

14,850

North London

36,350

3,635

South London

43,250

4,325

West London

40,150

4,015

Central

65.600

6,560

Total

333,800

33,380
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2.33

The Mayor published ‘Planning for a Better London’ in July 2008, setting out the key areas he wishes to
address in revising the London Plan, other related strategies and guidance. It paved the way for the
Mayor’s Draft London Plan October 2009. It outlined the key challenges in respect of providing the
homes Londoners need and the key policy responses. These include supporting the delivery of
affordable homes while removing ‘prescriptive and counter-productive targets’; enabling a higher
proportion of shared ownership and other ‘intermediate’ housing; providing the planning framework
for Mayoral housing initiatives; improving standards for the quality and design of housing; and
promoting good quality, liveable and sustainable neighbourhoods.

Affordable Housing
2.34

The London Plan (2008) places emphasis on affordable housing. It is seen as being important to meet
the needs of households who cannot afford decent and appropriate housing in their borough and also
to promote mixed and balanced communities. It states that a shortage of affordable housing has led to


increasing numbers of households in priority need being forced to live for long periods in
temporary housing, overcrowded conditions and in bed and breakfast accommodation;



residents moving out of London and either travelling long distances to work or leaving the
capital altogether.

2.35

The Plan highlights that those with lower incomes find it very difficult to access the housing they need,
with many having no option but to seek social housing. This in turn can lead to social housing and
deprivation being closely linked, with people finding it increasingly difficult to move on from social into
other forms of housing.

2.36

The delivery of additional affordable housing has featured significantly in the development of the
London Plan. The first London Plan (2004) adopted a strategic target that half of all additional housing
should be affordable. However, in 2008, the new mayor decided that this target has proved
unachievable and unresponsive to local circumstances. In the Draft Plan he intends to propose a
numeric rather than a rigid percentage based regional target, informed by the SHLAA and SHMA,
working with boroughs in the light of their sub-regional and local housing market assessments to
ensure their own affordable housing targets fully and realistically contribute to local and strategic need
and conform to the London Plan.

2.37

The Draft Consultation Plan (October 2009) suggests that, an average of 13,200 additional affordable
homes per annum is a more appropriate strategic target. This equates to an annual affordable housing
target of 40% of all new dwellings. However, the Mayor proposes to engage with Boroughs individually
to enable them to set local affordable housing targets which are in general conformity with the London
Plan’s strategic targets. The new affordable housing target proposed by the Draft Plan is 60 per cent
social housing and 40 per cent intermediate affordable housing.

2.38

Finally, in terms of affordable housing thresholds, the Draft Consultation Plan (October 2009) suggests
that Boroughs should normally require affordable housing provision on a site which has capacity to
provide 10 or more homes (compared with the PPS3 threshold of 15 dwellings). It encourages Boroughs
to seek a lower threshold through the UDP process where this can be justified. They are encouraged to
ensure that the affordable housing requirement applies to any site which has the capacity taking into
account other policies of the plan to provide the minimum number of dwellings set in their threshold.
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2.39

Minimum targets for the East London housing sub-region are shown below and it should be noted that
while Hackney forms part of the North London planning sub-region it is part of the East London housing
sub-region:

Figure 4
London Housing Provision Targets for the East Sub-region (Source: London Plan (2008), based on Table 3A.1)

Area

Total Target

Annual Monitoring Target

11,900

1,190

900

90

Hackney

10,850

1,085

Havering

5,350

535

Newham

35,100

3,510

Redbridge

9,050

905

Tower Hamlets

31,500

3,150

Waltham Forest

6,650

665

111,300

11,130

Barking and Dagenham
City

Total
2.40

Policy 3A.2 of the London Plan states that Development Plan Document policies should aim to exceed
figures in table 3A.1. This should be done within the context of addressing the suitability of housing
development in terms of location, type of development and impact on the locality; identify new
sources of supply as well as a review of existing identified housing sites; and monitoring housing
approvals and completions against both the targets set out in Policy 3A.1 and respective Borough
targets.

2.41

According to the latest Annual Monitoring Report (AMR), in 2008/9, 30,312 net additional homes were
provided; 132% of the 23,000 original London Plan target which applied at the time. This also
represents 99% of the London Plan target of 30,500 which applies from April 2007. Though
performance was exceeded in all sub-regions, it was best in West sub-regions at 212% of the original
London Plan target. (London Mayor, 2008: 28-9). However, output is expected to drop off significantly
in line with the current economic cycle.

2.42

The London Plan recognises the importance of working in close collaboration with neighbouring
regional authorities, in order to maintain a consistent approach to addressing the needs of inter‐
regional migration and household growth with the South East and the East of England.

2.43

In November 2005, the Mayor published ‘Housing‐ Supplementary Planning Guidance’ (SPG) which
provides guidance on the implementation of housing policies in the London Plan. The SPG gives fuller
guidance on the basis for developing sites and for determining housing mix and density. It particularly
concentrates on the delivery of affordable housing and sets out the basis on which Boroughs should
review their affordable housing targets so that they conform to the London Plan. The Mayor has
indicated that he intends to review this Guidance.

2.44

The Mayor published ‘Planning for a Better London’ in July 2008, setting out the key areas he wishes to
address in revising the London Plan, other related strategies and guidance. It outlined the key
challenges in respect of providing the homes Londoners need and the key policy responses. These
include supporting the delivery of affordable homes while removing prescriptive and counterproductive targets; enabling a higher proportion of shared ownership and other ‘intermediate’ housing;
providing the planning framework for Mayoral housing initiatives; improving standards for the quality
and design of housing; and promoting good quality, liveable and sustainable neighbourhoods.
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The London Mayor’s Housing Strategy
2.45

The Mayor’s London Housing Strategy currently aims to deliver 50,000 affordable homes between
2008 and 2011, the larger part of which will be through new development (the rest will be coming
from existing stock e.g. through Open Market Home Buy and bringing vacant properties back into
active use). However, the AMR suggests that during the previous three year period i.e. 2004/05 to
2006/07, only 24,420 affordable homes were constructed throughout London, or around 33% of all
new homes. As such, the target of 50,000 affordable homes between 2008/09 and 2010/11 requires
the doubling of previous outputs.

2.46

Although the original London Plan (2004) suggested that future affordable homes consist of 70 per
cent social housing and 30 per cent intermediate housing, the London Housing Strategy indicates that
a target of 60 per cent social housing and 40 per cent intermediate housing may be more appropriate.

2.47

The Mayor of London published the London Mayors Housing Strategy in February 2010. Although this
is merely a preliminary document it does provide an indication as to how policy may change in the
future as a result of the change of administration.

2.48

The housing strategy signals an abandonment of the old target of making 50% of completions
affordable in favour of the goal of 50,000 affordable units in over the next three years. Of these
50,000 homes, 30,000 will be social rented, 42% will be for families, and 1,250 will be supported
homes.

2.49

The document is very much concerned with providing opportunities to Londoners for home
ownership and as such Low Cost Home Ownership opportunities are set to increase by a third, largely
due to the new administration’s ‘First Step’ housing programme. It is believed that this will ensure
that Londoners earning at the basic rate of income tax can get a foot on the property ladder and is
available up to a household income limit of £72,000 a year. The Mayor has earmarked £130 million
for this endeavour.

2.50

The new mayor also hopes to target empty homes in order to alleviate demand and has earmarked
£60 million over the next three years to bring such properties back into use.

2.51

The Housing Strategy also hopes to halve the number of Londoners in temporary accommodation by
2010 and end rough sleeping by 2012.

2.52

In terms of the types of housing produced the housing strategy hopes to encourage the development
of more family sized homes, particularly in the affordable sectors, with 42% of social rented and 16%
of intermediate homes having 3 bedrooms or more. It also expresses a need for more housing to
meet the requirements and needs of older and disabled people.

2.53

The Housing strategy states that the figures in the London Plan will be updated once they have had
adequate time to consider the results of the London Strategic Housing Market Assessment 2008,
carried out by ORS. This study found a need for 349,400 new dwellings over the period 2007-2017.
This is only slightly lower compared with the 2004 study figure of 353,000. The draft SHMA breaks
this down into 245,000 additional social rented properties and 142,000 market homes.

2.54

The strategy suggests that in order to simply keep house prices at their current levels there is a
requirement for around 34,000 new homes in London each year.
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2.55

Although there exists a city-wide housing target the targets of individual Boroughs will be agreed
separately. This process will be combined with that of the Local Area Agreements (LAAs).

2.56

The strategy supports mixed tenure developments but rejects key worker schemes on the basis that
London requires people of all professions.

2.57

The strategy identifies that 330,000 households are on housing waiting lists in London, a figure that
has almost doubled in the last decade. It also states that there is a need for an estimated 587
additional homes with accommodation-based support each year to 2017 across a range of need
groups.

2.58

The strategy also, based on the London Gypsy and Traveller Accommodation Needs Assessment 2008
study, identifies the need for a total of 768 new residential pitches for gypsies and travellers over the
next ten years, almost doubling the current supply.

2.59

The draft London Housing Strategy was published in May 2009 for public consultation. Embodied in
the strategy is the Mayor’s vision for housing in London:


to raise aspirations and promote opportunity: by producing more affordable homes,
particularly for families, and by increasing opportunities for home ownership through the new
First Steps housing programmes



to improve homes and transform neighbourhoods: by improving design quality, by greening
homes, by targeting and delivering regeneration and by tackling empty homes



to maximise delivery and optimise value for money: by creating a new architecture for delivery,
by developing new investment models and by promoting new delivery mechanisms.

2.60

The draft strategy states London’s uniquely expensive housing market prohibits low and middle
income households from accessing the owner occupied sector. In response, it states that the Mayor
is making progress towards agreeing targets for providing 50,000 new homes across London by 2011.
Up to 20,000 of these new homes will consist of intermediate housing provided with financial support
from the Homes and Communities Agency (HCA). Rather than a ‘one-size-fits-all’ approach to
affordable housing, Borough targets for 2008-11 will be based on their capacity to deliver and the
circumstances of each local area.

2.61

The draft strategy acknowledges that low income Londoners and some groups are disproportionately
affected by the shortage of good quality affordable housing. Others may face discrimination or need
protection in the home or a move to alternative accommodation, such as women fleeing violence or
those being harassed on the grounds of race or sexual orientation. As such, the Mayor is committed
to providing more accessible housing to meet the needs of those disabled, deaf and older people
living in unsuitable homes that prevent them from living independent lives.

2.62

The Mayor seeks to avoid social and economic deprivation associated with the mono-tenure estates
that were built during the 1960s and 1970s. As such, the Mayor’s housing policies focus on improving
the social mix of London’s communities, by ensuring that new developments are mixed tenure and
that other tenures are introduced into mono-tenure estates, and by seeking to explore new ways of
creating a more balanced tenure mix in the capital’s existing neighbourhoods.

2.63

The draft strategy states that East London is the area of the capital with the greatest potential for
growth, representing 51 per cent of London’s total capacity. By 2016, 100,000 homes could be
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provided in the London Thames Gateway, which falls within seven East London boroughs. The Lower
Lea Valley alone will provide more than 9,000 new homes as a direct legacy of the 2012 Olympic and
Paralympic Games, part of around 40,000 new homes in the area over the longer term. Outer London
also has a key role to play, with almost half (47 per cent) of the overall capacity for new homes in the
outer London boroughs.
2.64

Finally, the strategy states that increasing the supply of housing in London must go hand in hand with
improving the design and quality of the homes that are built. Homes must be well designed,
sustainable and attractive. They must provide the accessibility, adaptability and flexibility required for
21st century living, meet the needs of London’s diverse population, address the challenges of climate
change and help to sustain thriving neighbourhoods.

London Economic Development Strategy, 2009
2.65

The latest edition of London’s Economic Development Strategy was published in October 2009. Similar
to the London Plan (2009), the strategy highlights the interdependence of London’s economic success
with related issues such as housing, transport and the environment. The report suggests that the state
of London’s transport system and shortage of affordable housing are regularly mentioned by
businesses as major impediments to the city’s competitiveness.

2.66

In particular, it highlights the negative impact that high housing costs can have on the economy. High
housing costs can erode gains from employment for lower-paid workers, leaving families in a ‘benefit
trap’, where out-of-work benefits provide a higher income than available employment. Competition for
limited numbers of lower paid jobs means wages are low by London standards, further reducing
opportunities for those with dependents to support. These problems are compounded by barriers to
employment affecting many groups in London, including discrimination, accessibility and lack of
affordable childcare.

2.67

Similarly, it suggests that concentrations of disadvantage arise in part because of housing market
conditions, the location of social housing and other historical patterns. These help worsen the chances
for already excluded households in such areas through loss of services, poor school performance,
inadequate or very expensive access to credit, poor local employment opportunities, and so on.
Regeneration policy to date has improved prospects for some residents in these areas. But it has had
far less impact on concentration effects because individual beneficiaries tend to move on and tend to
be replaced by people moving into the area who continue to experience disadvantage.

2.68

Also, it argues that transport, environmental quality and essential services have all come under
increasing pressure, both in terms of delivery and the ability to house key workers. London’s high cost
base reflects its value to the highly productive firms that are located here. Its success has resulted in
rapid population growth and an increase in overall employment over the last two decades, putting
more pressure on London’s infrastructure, especially its transport systems and housing.

2.69

Falling travel speeds, lack of sufficient capacity on public transport and shortages of living and
workspace will eat into London’s productivity. The failure of housing supply to keep up with demand is
both causing and reinforcing patterns of social injustice. High prices are making it increasingly difficult
for essential workers in the public and private sectors to live in London, and for people who depend on
benefits to move into work. This is having a distorting effect on London’s economy. Growth has also
exacerbated other problems impacting on the city’s economic success, for example, inaccessible
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transport systems and buildings, and barriers to economic engagement, such as lack of affordable
childcare facilities.
2.70

In response, it argues that new jobs and housing need to be supported by sufficient, and appropriate,
social infrastructure. It is also important to take account of the infrastructural needs of particular
groups, such as the Asian community, the Irish community, disabled people or new migrant workers.

2.71

Finally, it states that although there will be a tension between particular uses of land, experience shows
that other properly located uses, such as housing, are not necessarily the enemy of jobs and economic
development. There is a clear link between some places becoming more residential and employment
growth, particularly in town centres. It is also important to bear in mind the scope for including
appropriate employment-generating uses as part of higher-density, mixed use developments.

The East London sub-region
2.72

The East London sub-region comprises the eight boroughs of: Barking & Dagenham, City of London,
Hackney, Havering, Newham, Redbridge, Tower Hamlets and Waltham Forest. The eight local
authorities differ greatly from one another in their profiles with contrasting levels of size, wealth,
housing needs, ethnicity, tenure split, development opportunities and political traditions. Extremes of
wealth and deprivation exist in each of the eight boroughs. The sub-region experiences high levels of
homeless demand and increasingly unaffordable housing markets. Out of the eight boroughs of East
London, The London Borough of Newham has the highest proportion of BME.

2.73

The East London Sub regional Housing Strategy 2005-2010 highlights the stark differences between the
East London boroughs. It states that the smallest partner, the Corporation of London, is one of the
world’s great financial centres and whose low level of housing stock is primarily based in surrounding
authorities. This contrasts greatly with its nearest sub-regional neighbours, Tower Hamlets, Hackney
and Newham who have the highest levels of need, social housing and the most diverse populations.
The outer lying boroughs have relatively less social housing and lower but not insignificant levels of
need.

2.74

The sub-region contains several different ‘housing markets’ – LB Hackney, Newham and Tower Hamlets
markets have substantially more social housing than other Boroughs, but also have pockets of
expensive owner occupied housing with much new luxury development set in docklands. Havering,
Redbridge and Waltham Forest have greater concentrations of owner occupation whilst the City of
London is characterised by its office development.
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2.75

In terms of developing new major sites for housing, the strategy strongly advocates ensuring the
necessary infrastructure is put in place to support new housing. Only building at higher densities can
ensure enough quality, a critical mass of people and services, environmental protection and sufficient
value to generate investment in the infrastructure and develop links into existing communities. It
argues that evidence of this approach is emerging in the major developments taking place in the
Royal Docks, on the Isle of Dogs and those planned for the Lower Lea Valley, M11 corridor and
Stratford Railway Yards. Lessons learnt from these projects will need to be applied to the schemes on
Barking Riverside and London Riverside.

2.76

According to the strategy, East London’s housing market faces considerable difficulties. Levels of
overcrowding in east London are higher than for London as a whole (8.4% of all households compared
to 6.8%). Tower Hamlets, Newham and Hackney have the highest levels of severe overcrowding
(more than 1.5 persons per room). Overcrowding is greatest amongst BME communities: Bangladeshi
(36.5%), Pakistani (29.6%) and Black/Black British African (20.1%).

2.77

Several thousand families have been placed in temporary accommodation by boroughs across the
sub-region and this has risen dramatically in recent years. The homelessness pressure is highest in
Newham, Tower Hamlets, Hackney, and Redbridge. However use of bed and breakfast is low
throughout the sub-region.

2.78

Similar to overcrowding, BME households in some boroughs are disproportionately represented
amongst those accepted as homeless e.g. forming around 85% of acceptances in Hackney. This in part
reflects the fact that family-sized private accommodation is more expensive and BME households are
more likely to have dependent children present, a major group protected by the legislation.

2.79

The acute shortage of housing in the sub-region is demonstrated by the increasing numbers of
families placed in temporary accommodation across all boroughs in the subregion. Numbers have
risen dramatically over the past 4 years, and meeting the Government’s target of halving the numbers
of households in temporary accommodation by 2010 will represent a major challenge in the subregion.

2.80

Finally, the strategy states that three of East London’s Boroughs (Newham, Tower Hamlets and
Hackney) will be closely involved in the development of the infrastructure to support the 2012
Olympic Games. It concludes that the impact of hosting the games on local housing markets and
development opportunities will be need to be assessed and the sub-region will need to be fully
involved with partner organisations in the development of plans as they emerge for the delivery of
this major project (the impact of the Olympic Games on LB Newham is discussed in more detail in
section below entitled The Olympic Games 2012 and Regeneration).

LB of Newham: Profile and local policy context
2.81

The following section examines the housing, community and economic policies of the London Borough
of Newham in relation to the key themes and issues discussed in the national and regional policy
sections above.

The Borough
2.82

Newham is situated five miles east of the City of London. It is bounded by the River Thames in the
south, by the River Lea in the west, the River Roding in the east and Wanstead Flats in the north.
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2.83

Historically, the area now defined as Newham originated as a cluster of villages, growing significantly in
the 19th century as the railways and docks expanded. During this period Newham was colonised by
numerous noxious industries and public utilities which sought to avoid the controls of the then County
of London, which it lay just beyond. Accompanying this came significant levels of cheap workers'
housing, such that most of the Borough with the exception of Beckton Marshes, was intensively
developed by the 1920s, when the population peaked.

2.84

The post-war period saw further significant development as part of Council reconstruction and
redevelopment programmes, when over 30,000 new dwellings were built, replacing large swathes of
earlier stock. However, population declined sharply into the 1980s, reflecting changes in the economy
which resulted in major industrial decline locally without an equivalent growth in new economic
sectors. This has left the area with a significant legacy of vacant, under-utilised, derelict and
contaminated land particularly in the south and west of the Borough. This is however well-located in
relation to transport and environmental infrastructure, making it ripe for redevelopment. For this
reason it has been termed the 'Arc of Opportunity'.

2.85

Nonetheless, the majority of the borough continues to be covered by 19th and 20th century housing
stock, interspersed with municipal parks and recreational land but housing the population at relatively
high densities. Such housing is relatively inexpensive, and as such continues to be an attraction for
international migrants seeking to establish themselves, who sustain the area's distinctive ethnic
diversity, high fertility rate and youthful population structure.

2.86

Newham has a long history of immigrants, including Indians, Chinese, Africans, Jews Irish and Italians. It
now has one of the most diverse populations in the country. It has the youngest and most diverse
population in the UK. More than 40 per cent of the 246,000 people in Newham are under 25 years old
and more than 100 languages are spoken locally – from Albanian to Zhuang. The population has
increased by 33,100 since the 1991 census to 249,400 at the 2001 census. Almost two-thirds (61%) of
the population is made up of people from a non-white ethnic group.

2.87

In 2009 the social rented sector comprised a total of approximately 31,300 homes, of which 13,600
homes were let by RSLs. As at April 2010, there were 36,113 households on the council’s waiting list
and transfer list.

2.88

The Council has entered into a management agreement which expires March 2011, after which the day
to day running of its social housing properties will be transferred to Newham Homes, an Arms Length
Management Organisation (ALMO) set up to manage and improve council housing across Newham.
They will manage approximately 16,000 properties for the council and 5,500 leaseholder properties.

2.89

The Borough is at the centre of London's plans for the 2012 Olympics. The Games will see an 80,000
seat stadium built in Stratford which will also be at the heart of a prestigious new development,
comprising 5,700 new homes, nearly half a million square metres of office space, hotels, schools and a
shopping centre.

2.90

The new development will result in one of the largest mixed-use developments in the UK. Covering
seventy-three hectares of largely derelict land, the next fifteen years will see the creation of a new
£4bn metropolitan centre, with more than a hundred shops, three department stores, cafés, schools,
hotels, parks and health centres. There will be a new, high quality commercial district with landmark
towers and new leisure facilities.
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The Mayoral Policy: Housing
2.91

This document sets out the Newham Mayor’s Policy aspirations and is produced verbatim below.

2.92

Newham residents deserve access to high quality, affordable housing, including family housing,
whether they are renting in the social sector or private sector, or want to own their own home.

2.93

People in Newham have to wait too long for social housing and I want us to build more homes to
ensure vulnerable people have access to housing. But it’s time we looked beyond just social housing as
an option for our residents. Our housing strategy will step up regulation of the private sector
neighbourhoods and I want to see more affordable housing options like low cost home ownership
particularly for hard working people on low wages.

2.94

Newham has a long history of welcoming new communities and we’re proud of the vibrancy of our
community. But the high level of inward migration and the relatively cheap rents of East London mean
that lots of people pass through rather than setting down roots. We want to stabilise our community so
that we can ensure people stay and bring up their families here.
Mixed Communities

2.95

Residents tell us that the diversity of the area is one of the best things about Newham. Our residents
enjoy mixing with people from different backgrounds and I want to help that to happen. I believe
communities should be mixed by class, tenure and ethnicity; people from different backgrounds should
meet and share experiences not be clustered alongside others like themselves.

2.96

At the moment the way social housing is laid out means people are bunched together on the basis of
their income into specific areas. To create a better balance, I’m trying to find ways to shape the market,
for example buying properties for use as social homes in areas that have mostly privately-owned
homes and creating equity-share homes where social housing dominates. Communities aren’t about
buildings but people so I’m also trying to ensure social housing is made available to those looking for
work or already working not just the most needy and that a wider group of residents are helped to get
a foot on the housing ladder.
Building Quality Neighbourhoods

2.97

The people of Newham are committed to our community and we will support that by building quality
neighbourhoods, where people choose to live, work and stay. That means access to high quality
amenities, good transport links and a thriving local economy with jobs for local people.

2.98

Our homes are central to our family life, so all housing in Newham should be high quality no matter
what tenure a person is living in. We will continue to improve the quality of our housing even once the
national Decent Homes programme comes to an end, but I’m particularly concerned about the quality
of housing in the private rented sector.

2.99

My Neighbourhood Improvement Zone in Little Ilford has made a real difference to the feel of the place
by using our powers over planning and standards to crack down on rogue landlords, like those who
illegally divide family homes into bed-sits. This approach of targeting resources on an area, improving
the quality and management of the private rented sector and making these new standards ‘business as
usual’ is working. I’ll build on this approach by extending it other parts of the borough to continue to
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drive out dodgy landlords who exploit tenants, and damage local neighbourhoods. By focusing
resources on hotspots like this we can change areas for the better, for good.
2.100

We will improve energy efficiency in new and existing homes so that we tackle fuel poverty and energy
waste. And we will make sure that elderly and vulnerable residents have a warm place to go during the
winter.
Housing for opportunity

2.101

Housing is about more than meeting housing need. I want to concentrate on how housing is connected
to our residents’ opportunities and ambitions.

2.102

More and more unemployed people are living in social housing. We have learnt the lessons from the
past and now realise that housing can support people’s ambitions but it can also destroy them. Our
housing policy will be about supporting people’s ambitions. I want to explore ways of giving priority to
people who actively seek, find and keep work. Residents in low-paid employment deserve our support.
We must find ways to end the race to the bottom where improving your situation and finding work are
punished by getting pushed down the waiting list for a quality home. It is vital that our residents’
increasing aspirations lead them to live, work and stay in the borough rather than “moving out to move
up”.

Creating a Fair and Transparent System
2.103

Social housing isn’t the only secure, high quality housing option and that’s why I want to increase the
size and quality of the private-rented sector and support residents who decide to rent privately. But we
will also make sure that the way we allocate the social housing available is transparent and fair. Our
allocations policy will be based on time on the waiting list. It’s important though that the housing
waiting list does not punish those who strive to improve their situation so we will look at how we can
recognise the efforts of those who contribute to the community whether that’s through fostering
children in need or seeking paid employment.
Increasing Supply in the Community

2.104

I want to buy up more private street properties and provide opportunities for people to buy their own
home with us through shared equity. Unlike the Right to Buy scheme – which failed to reinvest in
housing for future generations – we will be working under the principle that any profits will be recycled
back into providing more quality homes. This will help us to deliver high quality, mixed housing
depending on our residents’ needs and is underpinned by fairness. Making the most of our resources
means creating more 3 bedroom properties to allow as many families as possible access to high quality
homes.

2.105

When we build new housing we try our best to reserve it for our residents. But we cannot build
ourselves out of our housing problems. We must get the most possible out of our current stock for
example by opening up 3 bedroom homes with only 1 or 2 people living in them to larger families.

2.106

Residents tell me that they like Newham. They enjoy the diversity of the place and its people. Too often
though the shortage of homes and the way social housing has worked in the past mean that when
people are successful they move on and the poor are left behind. We must give people the choices and
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quality homes that will drive aspiration and opportunity and make people choose to work and raise
their families here in Newham.
Newham Sustainable Community Strategy (2010-2030); ‘Making Newham a place where people choose to
live, work and stay’
2.107

Newham’s Sustainable Community Strategy outlines the vision for the borough;
‘By 2030, we fully expect Newham to be recognised across Europe as a leading economic and
residential district of London. Newham will be known as a prosperous and forward looking
borough, synonymous with health, opportunity, and sustainable employment’

2.108

2.109

2.110

It notes that London is ‘moving east’ at an accelerated pace and that large scale regeneration is
focussed upon the Olympic Park and Stratford City in the North of the borough, down through the
regeneration of Canning Town, Custom House and the Royal Docks.
The strategy states that the key principles of the approach to achieving the vision are:


Building personal and economic capacity;



Trust and fairness;



Connecting people;

Based upon public consultation the strategy states the priorities within the themes of living here,
building community and building the future.
Living here
Safer Newham

2.111

Here the aim is to achieve a safer Newham and a more cohesive community. The strategy seeks to
reward good citizenship as a means of ensuring that good and lawful behaviour is a value shared
throughout the community.
Cleaner greener Newham

2.112

This is one of residents’ top priorities. Proposals include improving street cleanliness, working to
reduce fly tipping and its causes as well as addressing poor living conditions. The Olympic Park will
contribute to the aim of providing more green space.
Building community:

2.113

The building community theme is especially relevant to this study;


2.114

Housing Newham

The aim of the strategy is to ensure that Newham has the housing to enable people to stay in the
borough as their circumstances change. There is an emphasis on the quality of housing and a link to
tackling worklessness. A further aim is that housing growth must be balanced, sustainable and
earmarked for local people.


Active and connected Newham
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2.115

The strategy attaches value to bringing people together in order to dissolve prejudice, build a sense of
community and prevent social exclusion.
Building the future
Young Newham

2.116

Here improving the potential of Newham’s younger people is addressed. Measures include challenging
performance, improving facilities and expanding after schools activities, investing in buildings and
services to improve childcare, healthy eating, advice, support and education. Further there are plans to
bolster child safety, tackle child poverty and promoting civic participation in the community. Newham’s
Young Mayor and Youth Council are noteworthy.
Ambitious Newham

2.117

The strategy recognises that helping people to find work and helping people out of benefits
strengthens communities, gives people economic capacity and builds personal responsibility. The
strategy cites the importance of initiatives such as the Workplace programme and The Mayor’s
Employment Project. The aim is to ensure that training and skills development enables residents to
access jobs both in the borough and across the wealth of opportunities in London and the Thames
Gateway.
Healthy Newham

2.118

Newham’s aim is to reduce health inequalities and that the health of all Newham’s residents will
become better than other Londoners by 2020. The quality of services which affect health will be as
good as anywhere in the country by 2012. The strategy notes the links between good health,
employment and an active lifestyle.

Core Strategy – Issues and Options
2.119

The Council undertook a six week consultation on its Core Strategy Issues and Options between 15
February 2008 and 28 March 2008, during which time exhibitions were held across the Borough. The
consultation sought views on what are the most important issues for the Borough and presented three
options for Newham with the main aim of achieving the right balance between homes, jobs and open
spaces in order to create healthy communities with the best possible quality of life for everyone.

2.120

In order to achieve this aim, the Issues and Options paper sets out three visions for Newham by 2026:





2.121

Vision One: By 2026, Newham will be London’s prime business location with a diverse
economic base and a wealth of jobs and opportunities for enterprise;
Vision Two: By 2026, Newham will be redefined as an exciting, diverse and vibrant borough,
whose strengths lie in strong centres at Stratford, Canning Town and East Ham and its
sustainable mixed neighbourhoods;
Vision Three: By 2026, Newham will be a great place to live, especially with a young and diverse
population within the Thames Gateway;

The Issues and Options paper also outlines the three main spatial options for Newham by 2026:



Housing Led
Employment Led
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2.122

A combination of Employment and Housing objectives

The council will continue to consult stakeholders on issues and options.

Newham Corporate Plan 2009/10
2.123

Newham’s Corporate Plan sets out its strategic direction and how it will move forward to achieve the
visions contained within its Community Strategy. The plan aims to deliver a Borough;







2.124

which is attractive, clean and well maintained;
which is safe and where people feel safer;
where young people are healthy, educated, safe, have high aspirations for employment and
good self-esteem;
where the diversity of its people is celebrated, where people live harmoniously, respect each
other and play a full part in the life of their community;
which is thriving economically and socially and where all people share in the growing
prosperity;
where health and wellbeing and the quality of housing continues to improve, where people are
active, have greater independence and where the most vulnerable are supported.

The Corporate Plan suggests that these aims reflect concerns expressed by local residents in
consultation and research. They act as a key reference point for all of the Council’s plans as well as
those developed in wider partnerships such as the Community Strategy, which is led by the Local
Strategic Partnership. Within the ‘Better environment for all’ theme in the Local Areas Agreement
(LAA), meeting the Decent Homes Standard by 2010 is a mandatory floor target. Many of the aims link
strongly through from the Housing Strategy/HRA Business Plan to the Council’s Corporate Plan and
Newham’s Community Strategy. For example, improving quality of housing is being approached by:





developing plans and attracting investment for maximising housing choice and promoting
mixed tenure residential areas;
providing services to support older people and vulnerable people to live independently in their
own homes;
consulting with residents and using their feedback to develop services that meet their
aspirations, and which compare well with other local authorities;
Newham Homes and other managers of Council stock are playing an important role in
delivering the aim of making the borough attractive, clean and well-maintained, as well as
working in partnership with others to tackle anti-social behaviour and reduce fear of crime.

2.125

The Corporate Plan acknowledges the importance of housing to meeting its main aims and objectives.
It states that ensuring quality affordable housing is a national issue which is particularly acute in
London – and that Newham is no exception. The Council is working to deliver better quality housing in
the social rented sector and to drive up standards in the private sector. It was one of the first
authorities to introduce Choice Based Lettings. In partnership with Newham Homes, the Council has
brought 2,165 properties up to the Government’s Decent Homes Standard. By 2010 the Council is
aiming for over 5,000 homes to be brought up to the Standard.

2.126

The Council’s key priority is to raise the quality of housing in Newham ensuring that residents have
access to live in modern and quality homes. It will:
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Invest £270m to bring over 5,000 homes up to the Decent Homes Standard by April 2010 and
ensure all homes have been brought up to the Standard by 2012;
Ensure that registered Social Landlords raise the quality of their housing stock, intervening
where necessary;
Sample check RSL properties to ensure the Decent Homes Standard has been achieved
Pilot a ‘Neighbourhood Improvement Zone’, which will enable the Council to take concentrated
action across several different service areas in a short space of time, to tackle poorly managed
private housing;
Invest over £1m in adaptations for disabled residents in council properties each year
Invest over £1.2m each year in Disabled Facilities Grants to adapt private properties for
disabled service users.

2.127

The Council is also keen to ensure that existing properties are used more efficiently. It aims to have
fewer vacant properties, with less energy waste and fewer residents in temporary accommodation.

2.128

Finally, a third key Council priority is to increase the supply of affordable housing within the Borough.
The objective is that residents will have better access to housing that is affordable and there will be
increased satisfaction with affordable housing. It will:




Support Registered Social Landlords to buy 300 homes on the open market for affordable use
by April 2010;
Continue to support the development of low cost home ownership housing for Newham
residents;
Seek to agree an affordable new homes target with the GLA.

Newham’s Housing Strategy Statement Update 2003/05
2.129

The last formal update of the Housing Strategy was in 2005 however this is now dated as is the subject
of an update which is currently in draft. However, the key elements of this are likely to cover the
following matters:













Housing is integral to tackling worklessness, and to the creation and maintenance of successful
communities
Must be mixed by class, ethnicity and tenure
Fair and transparent system for allocation of social housing
Private housing must have high standards, with landlords clear about their responsibilities
enforcing housing and environmental standards
Private housing has a key role in meeting housing need, in addition to social housing
Newham plays too big a role as the entry point to the London housing market, emphasising an
imbalance between cheap housing and the type of good quality homes which attract people to
live and stay
There is a once in a generation opportunity to shift Newham’s position for the better
Newham intends to achieve convergence with people’s life chances in the rest of London
A housing ladder that allows people to improve their position and stay within Newham
A range of housing products available for people, not just small flats at high density

The legacy of the Olympic Games 2012
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2.130

This event will have a profound effect on Newham and will affect all east London Boroughs to a
greater or lesser extent. So it is appropriate to focus on the development and legacy planning with
special reference to housing.

2.131

The Olympics 2012 has led to the creation of one of the largest new urban parks in Europe for 150
years. World class facilities for sports including athletics, cycling, hockey, swimming and tennis have
been established. In addition there will be homes for a new community and green spaces in and
around the Olympic Park.

2.132

The work can broadly be split into two phases. The first, led by the Olympic Delivery Authority, is
focused on the creation of the Park and the development of the venues. The second, led by the
London Development Agency (LDA), is focused on what the Park is used for after the Games. The two
are closely linked, with venues and parklands being designed with their long-term use in mind.

2.133

The LDA played an integral part in the successful Olympic bid, and in July 2007 completed the
successful acquisition of the land needed for the construction of the Olympic Park. It also led the
legacy planning for the post Games Park and the surrounding areas. This is designed to transform one
of London's most deprived areas through major residential, commercial, infrastructure, community
and park development.

2.134

In October 2009, responsibility for the master planning work for the Olympic Park and Lower Lea
Valley was passed to the Olympic Park Legacy Company (OPLC). The OPLC was created to provide a
focal point for securing the right expertise, accountability and leadership for the Olympic Park legacy.

The OPLC and Housing
2.135

New neighbourhoods will be established around the Park, each with a distinct character and a mix of
housing sizes, ownership and rental options. These developments will be part of much bigger change
across the Lower Lee Valley, with new homes planned in Bromley-by-Bow, Hackney Wick, Canning
Town and Leyton. This is in addition to the several thousand homes already being built in and around
Stratford many are part of the Olympic village.

2.136

The OPLC has striven to work with local organisations and housing associations to identify innovative
models of affordable housing, such as shared ownership, shared equity and the feasibility of
community trusts.

The aims of the housing development
2.137

The OPLC aims to promote projects that;


build a diverse range of homes designed for a wide mix of people;



use efficient energy and green technologies;



provide different types of outdoor space for families, including private, neighborhood and
community play;



design housing that will meet changing needs over the next 20 to 30 years;



create high quality, aspirational homes that attract people to the area;



create family housing that encourages stable and long lasting neighborhoods;



include high quality, affordable homes for people excluded from the housing market; and
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2.138

provide a choice of housing that attracts and includes established residents.

All of these aims are ‘going with the grain’ of issues identified in Newham’s core strategy and the
input of stakeholders during SHMA consultation.

Triathlon homes
2.139

After 2012 the village homes will be converted from athletes' accommodation into new homes for
Newham and East London. There will be a mix of tenures to ensure that there are housing
opportunities for a range of residents, particularly for people from the local area and key workers
seeking a home in London. This will include affordable rented, intermediate rented, shared ownership
and shared equity homes with a range of one, two, three and four-bed homes to cater for individuals,
couples and families.

2.140

Triathlon Homes is a joint venture company established by East Thames Group, First Base and
Southern Housing Group to purchase, own and manage the affordable homes at Athletes' Village. Its
aim is to create affordable, high quality homes for local people, which are intrinsic to the
regeneration of the area and to ensure a successful legacy for Stratford and the wider East London
community after 2012.

2.141

Urban development and investment company First Base and housing associations Southern Housing
Group and East Thames Group each has an equal stake in Triathlon Homes and together they have
created an investment vehicle to facilitate the purchase of the affordable homes from the Olympic
Delivery Authority.

2.142

It is understood that Triathlon Homes is investing £268 million into the Athletes' Village. This includes
a £110 million grant from the Homes and Communities Agency, £63 million of lending from Barclays
Commercial Bank and £95 million of lending from the European Investment Bank.

2.143

The project will deliver 2,818 homes, of which 1,379 affordable homes will be purchased, owned and
managed by Triathlon Homes.

Legacy Limited? Report dated 16 February 2010
2.144

This is a report of the Economic Development, Culture, Sport and Tourism Committee of the London
Assembly. It assesses the challenges facing the Olympic Park Legacy Company (OPLC), the
organisation due to take ownership of the Stratford site after the Games and responsible for
delivering the promised improvements in housing, skills and sporting opportunities. The report
expresses concern that much of the legacy may not benefit local people. Instead the majority of the
opportunities may go to wealthy outsiders taking over the Stratford site.

2.145

Key recommendations of the report are:





Ambitious targets should be set for employing local people on the park after 2012. Currently only
4% of the construction workforce is made up of previously unemployed people from the local area.
Thousands of new homes will be built on the park - these must be suitable for, and available to,
local people not just wealthy people moving onto the park
East London has lower levels of physical activity - the state-of-the-art sports facilities in the park
must be made available for community use.
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2.146

There are two key passages in the report that are particularly significant to the SHMA and will be
considered further in Section 8 of the SHMA report.

2.147

Firstly Baroness Ford, the Chair of the Olympic Park Legacy Company, told the Committee that the
Company would learn from the experience of previous residential developments in east London,
particularly Canary Wharf. This development has been criticised for contributing to social polarisation,
with affluent people moving into new housing in the area with little benefit for local people in need of
affordable homes.

2.148

Baroness Ford explained: “We do not want *the Olympic Park+ to turn into something like Canary
Wharf where it is extremely successful within certain confines, but as soon as you cross the road none
of that wealth creation spills out the way you would hope it would. So we are very, very alive to the
fact that a big risk here would be that you create something within the Park that was… not producing
the type of housing product that was affordable and accessible for local people.”

2.149

Secondly the report of the committee cites evidence that lessons from previous Games can inform
how the new housing is developed on the Olympic Park. A report in 2008 from the New Economics
Foundation and Community Links argued that in Olympic housing development there was a risk that:
“local people who don’t own their own homes are priced out of the housing market because
gentrification inflates the cost of living well above their income levels”.

2.150

This was also a consequence of the Atlanta Games in 1996, as discussed in the review of previous host
cities commissioned by the Committee. In Atlanta, new housing was developed in seven ‘Olympic
Ring’ neighbourhoods, in areas that had largely housed poor African- American communities before
the Games. After the Games, residential development prioritised commercial over social gains. This
led to existing communities being displaced by more affluent residents moving into the area.
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Summary


This chapter has examined national, regional and local housing and planning policies. Such polices emphasise the
importance of sustainability and the need to consider housing policy alongside other issues such as the economy,
transport and the environment. It also emphasises the important role that housing policy has in improving social cohesion.



At regional level, the election of a new mayor, the publication of the draft London Housing Strategy (May 2009), and the
latest draft of the London Plan (October 2009), have important implications for housing policy. The London Plan
recognises that London’s economic growth depends heavily on an efficient labour market and this in turn requires
adequate housing provision to sustain it.



The East London housing sub-market is one of contrasts. Although some areas such as the City of London are affluent, it
also contains many areas of poor housing and social deprivation. The key factor connecting all local housing markets
remains housing affordability. All local authorities will need to undertake a step change in affordable housing output if
affordability is not to worsen.



Newham is one of the most deprived Boroughs within the sub region. It contains a young and ethnically diverse
population many of whom face issues around health, education or employment. The number of households within
Newham is likely to increase substantially over the next 10 years placing further demands on the local housing market.



The Borough contains large areas of vacant, under-utilised, derelict and contaminated land particularly in the South and
West of the Borough. This is however well-located in relation to transport and environmental infrastructure, making it ripe
for redevelopment.



In response, the Council has initiated a wide range of regeneration policies. In particular, it is taking advantage of the
financial, social and environmental benefits that the London 2012 Olympics are bringing to the Borough. The three spatial
options that the Council is considering all involve the creation of a substantial number of new homes and jobs. The Council
(through Newham Homes) is also well progressed in its Decent Homes programme.



Lastly, it is apparent that, to varying extents, local housing policies reflect the key issues of sustainability and cohesion. As
such, Newham’s housing policies are well integrated with relevant policies such as economic, transport, health and
education.
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and Newham
Housing Sub-Markets
3.1

A key objective of an SHMA is to understand the operation of the housing markets within the study.
This in turn requires an identification of the boundaries of the housing market(s).

3.2

Within London, it is plausible to argue that the whole of Greater London forms a self-contained housing
market. On this basis the Greater London Authority commissioned a SHMA to cover the whole of
Greater London.

3.3

However, it is also possible to argue that there are distinct housing markets operating within London.
This section explores how it may be possible to identify these housing markets and the implications for
East London and Newham.

Housing Sub-Markets in the East London Sub-Region
3.4

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




3.5

Planning Policy Statement 3 (PPS3): this identifies Housing Market Areas as being geographical
areas defined by household demand and preferences for housing. They reflect the key
functional linkages between places where people live and work.
CLG Guidance: In March 2007, the Department for Communities and Local Government (CLG)
issued an Advice Note on “Identifying sub-regional housing market areas”. This note
recognised that local authorities in several regions had already developed approaches to
defining sub-regional housing market areas and it therefore sought to identify emerging good
practice.

The study also considers:



working geographies for the analysis of housing markets (at local level and beyond);
looking beyond the boundaries of Newham where appropriate.

Sources of Information and Approach
3.6

The CLG advice note identifies three sources of information which help to evidence local housing submarkets, namely:




House prices and rates of change in house prices, which reflect household demand and
preferences for different sizes and types of housing in different locations;
Household migration and search patterns, reflecting preferences and the trade-offs made when
choosing housing with different characteristics; and
Contextual data, such as travel to work areas, which reflect the functional relationships
between places where people work and live.

Chapter 3: Housing Sub-markets
3.7

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



The first approach seeks to identify and group together areas with similar characteristics;
The second approach seeks to identify and group together areas which show a degree of selfcontainment (in terms of either migration and/or employment patterns).

Identifying and Grouping Areas with Similar Characteristics
3.8

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

Identifying and Grouping Areas with a Degree of Self containment
3.9

Using the second approach for classification tends to yield fewer sub-markets – but within each of the
identified areas, there should be housing available for residents of all types. If the identified area has a
balanced housing market, all households should be able to find housing to meet their requirements at a
price that they can afford.

3.10

If there is insufficient housing of any particular type, households seeking such housing will inevitably
widen their search areas in order to find the housing that they require. On the assumption that their
employment circumstances don’t change, they will all have to commute – so the lack of any particular
type of housing will, over time, change the patterns of containment in relation to both migration and
employment, such that the sub-market boundaries will eventually be redefined to include areas
catering for the “missing” types of housing. Alternatively, the gap in the local market may be
recognised and the “missing” types of housing may be provided within the local area.

Data Sources Used
3.11

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

3.12

The data sources that we have considered in the course of this analysis include:
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Figure 5
Data Sources Used in SHMA

Data Source

Contents

Geography

Dates

2001 Census

Tenure, household type, age, migration, travel to work,
education, household amenities, religion, employment
and health

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

2001

Land Registry records

Record of all properties sold including selling price and
tenure

Individual records
including 7 digit
postcode

2000
onwards

CORE data on social lettings

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

Individual records
including 7 digit
postcode

2004
onwards

Index of Multiple Deprivation
data from the CLG

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

Census Output Area

2007

ONS National Health Service
Customer Records

Record of inter local authority migration

Local authority

Annual
since 1997

Identifying Sub-Areas in East London
3.13

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

Figure 6
Relative House Prices Across Greater London (Source: UK Land Registry January 2008 to Decemberr2008)
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3.14

Figure 6 shows the variation of house prices from the mean across the East London sub-region from
January 2008 to December 2008 by Middle Super Output Areas (MSOA). Areas in the darkest shade of
purple contain house prices which are over 200% of the London average and those in the lightest shade
of purple are less than 50% of the average. The majority of house prices in the East London sub-region
are below the London average.

3.15

Figure 7 shows a closer view of relative house prices across East London. This identifies that house
prices in parts of Hackney, Tower Hamlets, Redbridge and Havering are higher than those in Newham,
Barking and Dagenham and Waltham Forest.

Figure 7
House Prices Across East London Compared to the London Average (Source: UK Land Registry January 2008 to December 2008)

3.16

Figure 8 shows average house prices in Newham by Lower Super Output area giving a more detailed
picture of the borough. It can be seen that in 2009 the areas with the highest house prices in Newham
were located in the North of the borough, and also in the South West - while there are smaller pockets
of higher house prices across the borough. Area with lower house prices are also scattered across the
borough. A similar pattern is evident for income levels across Newham, with the highest incomes found
in the North West and South West of the borough (Figure 45, chapter 4)
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Figure 8
Average House Prices across Newham in 2009 by LSOA (Source: London Borough of Newham 2010)

3.17

Figure 9 looks at how house prices have changed in each lower super output area between 2008 and
2009. It is clear that a large proportion of the borough has seen high depreciation in house prices, while
many areas have only seen a small relative change. Relatively few areas have seen a high appreciation
and these are mostly to be found in the north of the borough.
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Figure 9
Change in Average House Prices across Newham 2008- 2009 by LSOA (Source: London Borough of Newham 2010)

Conclusions
3.18
If we were seeking to identify sub-markets on the basis of areas with similar characteristics, the above
maps would suggest that the area near the City of London and also the west area of Redbridge would
form sub-markets because they are distinct from their surrounding areas. Whilst it is helpful to
understand this distribution of local house prices, the distribution does not appear to provide a clear
mechanism for classifying sub-market areas because each area will tend to have residents with similar
characteristics. As noted earlier, if such characteristics change, perhaps young single persons join
together and become family households, they are likely to move into a different housing sub-market.
Therefore, the identified sub-markets are not capable of meeting the needs of all households.
Using Employment and Migration Patterns to Define Housing Market Areas
Travel to Work
3.19

We can identify travel to work behaviour through analysis of the 2001 Census data (Figure 10 and
Figure 11). These identify those who are resident in Newham and commute out to work and vice versa.
Figure 10 shows people who travel to work into Newham from other local authorities as blue arrows
and Newham residents who travel to other authorities as red arrows.
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Figure 10
Map of Travel to Work Patterns for Newham in 2001 (Source: UK Census of Population 2001)

3.20

The table overleaf shows the boroughs and regions that residents of Newham travel to for work (first
two columns), and the boroughs and regions that those employed within Newham travel from (second
two columns). The final column gives the net number of workers travelling into Newham to work. The
data identifies that 31,324 people both live and work in Newham. This represents around 38% of all
those living in the area who have a job, and 48% of all those who work in Newham.

3.21

Most of the travel to work patterns in the area are London based. The majority of Newham residents
are either working in Newham, the East London sub-region (68%) or other parts of London (96%) and
those coming into Newham to work mainly travel from other parts of East London (79%) or the rest of
London (88%). Residents of Newham are more likely to leave the borough to work in other parts of
London than residents of other London boroughs are to travel into Newham to work, including other
boroughs in East London – in particular a net 8,395 Newham residents travel to Westminster, 7,285 to
Tower Hamlets and 5,009 to the City of London to work. The boroughs with the highest net travel into
Newham are located in East London and North London.

3.22

However, a net 4,177 people travel into Newham to work from parts of the Eastern Region and 518
travel from parts of the South East.

3.23

From this it can be argued that the East London sub-region as a whole has the makings of a housing
market area, as it reflects where people both live and work. This point can be reinforced through an
analysis of migration patterns.
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Figure 11
Travel to Work Patterns for Residents in Newham in 2001 (Source: Census 2001)
Travel to Work
UK Region

Travel from Newham
N
%

Travel into Newham
N
%

Net

Newham

31,324

37.6%

31,324

48.4%

0

Barking and Dagenham

2,698

3.2%

4,467

6.9%

1,769

City of London

5,015

6.0%

6

0.0%

(5,009)

Hackney

2,391

2.9%

1,077

1.7%

(1,314)

Havering

947

1.1%

3,405

5.3%

2,458

Redbridge

2,970

3.6%

6,027

9.3%

3,057

Tower Hamlets

9,125

10.9%

1,840

2.8%

(7,285)

Waltham Forest

2,157

2.6%

3,252

5.0%

1,095

East London sub-total

56,627

67.9%

51,398

79.4%

(5,229)

Westminster

8,556

10.3%

161

0.2%

(8,395)

Camden

3,850

4.6%

286

0.4%

(3,564)

Islington

2,713

3.3%

351

0.5%

(2,362)

Southwark

2,091

2.5%

580

0.9%

(1,511)

Kensington and Chelsea

1,500

1.8%

70

0.1%

(1,430)

Lambeth

1,152

1.4%

387

0.6%

(765)

Hammersmith and Fulham

734

0.9%

126

0.2%

(608)

Bexley

136

0.2%

576

0.9%

440

Wandsworth

530

0.6%

211

0.3%

(319)

Lewisham

385

0.5%

658

1.0%

273

Greenwich

737

0.9%

986

1.5%

249

Brent

518

0.6%

270

0.4%

(248)

Bromley

204

0.2%

426

0.7%

222

430

0.5%

226

0.3%

(204)

Rest of London

Ealing

2,827

3.3%

2,445

3.6%

(382)

London sub-total

80,163

96.2%

56,712

87.6%

(23,451)

East

1,699

2.0%

5,876

9.1%

4,177

East Midlands

74

0.1%

137

0.2%

63

North East

24

0.0%

53

0.1%

29

North West

40

0.0%

82

0.1%

42

Northern Ireland

3

0.0%

6

0.0%

3

Scotland

26

0.0%

54

0.1%

28

South East

995

1.2%

1,513

2.3%

518

South West

109

0.1%

106

0.2%

(3)

Wales

27

0.0%

44

0.1%

17

West Midlands

123

0.1%

104

0.2%

(19)

Yorkshire and The Humber

64

0.1%

62

0.1%

(2)

83,347

100.0%

64,749

100.0%

-18,598

Total

Migration Trends
3.24

Since 1996-97, the ONS has published relatively localised migration data using information from the
NHS Central Register (NHSCR) which records the movement of individuals who change GP. The NHSCR
data provides an effective way of monitoring changes in migration over time, but it is important to
recognise the limitations of the data. Not everyone who moves will register with a doctor, so some
migration will not be counted. Nevertheless, as the data provides the best available basis for analysis,
the following information details migration patterns for the period 2002-2007.
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3.25

Figure 12 illustrates the migration patterns between London boroughs. This shows a clear split
between north and south London, with population leaving the northern central area of London moving
to other northern boroughs and those leaving southern central boroughs moving to other southern
boroughs. Therefore, the River Thames appears to act as a natural barrier to separate the north and
south London housing markets.

Figure 12
Migration Between London Boroughs 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local authorities in England and
Wales based on patient register data and patient re-registration recorded in the NHSCR)

3.26

Figure 13 shows a more detailed picture of the migration flows for east London. It can be seen that the
population is generally moving eastwards and northwards towards the outer London boroughs. Apart
from a flow from Hackney to Enfield, there are no substantive flows between East London boroughs
and those in any other area of London.

3.27

On this basis it is possible to argue that City of London, Tower Hamlets, Hackney, Newham, Waltham
Forest, Redbridge, Barking and Dagenham and Havering form a coherent London sub-region as a whole.
As a combined sub-region, the eight authorities have sufficiently different characteristics to allow them
to provide housing for households as their characteristics change. This means that households could
potentially meet all their housing requirements without having to look outside the sub-region.
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Figure 13
Migration Between London Boroughs in East London 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local authorities in
England and Wales based on patient register data and patient re-registration recorded in the NHSCR)

Summary


One way of defining housing sub-markets is through an analysis of relative house prices. This identifies that house prices
in parts of Hackney, Tower Hamlets, Redbridge and Havering are higher than those in Newham, Barking and Dagenham
and Waltham Forest. But while it is useful to understand this spread of house prices it does not serve as an adequate
means of identifying housing sub-markets because each area will tend to have residents with similar characteristics.
Circumstances of residents change which require a move and therefore these sub-markets are not capable of meeting the
needs of all households.



Travel to Work data, therefore provides a more robust framework in which to identify housing markets. The data
identifies that Newham is not sufficiently self-contained to be a separate housing market, but East London does appear to
be the basis of a complete housing market.



Migration patterns tell a similar story. The population is generally moving northwards and eastwards towards the outer
London boroughs and Essex.
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Section 4: Housing Market Drivers
4.1

This section of the report considers the main factors considered to be driving the housing market –
that is, the demographic, economic and social factors that underpin demand for housing. Firstly we
analysed the population across Newham, concentrating in particular on how local circumstances have
changed over the last ten years and how they are projected to change in future. We draw on
information from the household survey to understand the scale and nature of household migration as
it affects the borough. Then we look at the economic characteristics of local households, and how
local employment compares to national and regional patterns. In order to gain a wider understanding
of the character of Newham as a place to live, we examine information from the household survey
about households’ satisfaction with access to local facilities and services and report on Multiple
Deprivation at ward level.

Population
National Level Household Changes
4.2

Recent figures from the Office for National Statistics (ONS) show that the number of households in
the UK has increased more rapidly than housing supply. There are several key reasons for the
increase in household numbers. According to the ONS, until the mid-1990s, natural change was the
main driver for population growth. However, more recent population growth has been
predominantly based upon international migration.

4.3

Figure 14 shows that there is a natural increase in the UK population. The natural population increase
between 2004/05 and 2005/06 was 170,100 people. This increase is commonly attributed to
improvements in health care, which reduces child mortality rates and allows people to live for longer.

4.4

Figure 15 demonstrates that there has been fairly rapid net growth of migration into the UK, with
particularly high growth in 2004/05. The ONS reports that this increase was mainly due to the rise in
the number of citizens coming from the ten accession countries (A10) that joined the European Union
(EU) in May 2004. The figures for 2005/06 indicate that net international migration declined, due to a
combination of lower in-migrant and higher out-migrant numbers.
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Figure 14
Births and Deaths in the UK, 2001-2005 (Source: ONS, General
Register Office for Scotland, NI Statistics & Research Agency)

Figure 15
Population Change in the UK, 2001-2005 (Source: ONS, General
Register Office for Scotland, NI Statistics & Research Agency)
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4.5

In addition to a growing population, the size of households has been reducing over recent years,
hence housing requirements have increased. The average household size in England was 2.67 in 1981
and is predicted to be 2.15 in 2021.

4.6

This significant reduction in household size has several possible causes. These include, young adults
moving out of the parent home, increases in relationship breakdown and divorce, people choosing to
have fewer children and many older people who outlive their partners are continuing to live alone for
significantly longer than older people lived in the past.

Population Trends in Newham
4.7

In 2008 Newham had a total population of 249,500 people (ONS Mid-year Population Estimates).
Since 1981 Newham saw a slight fall in its population, reaching a low of 206,000 in 1986, after which
it began to steadily rise again, and then more rapidly from around 1997 (Figure 16). However since
2002 Newham’s population has been projected as falling again and has stayed fairly steady over the
past few years. Taking the 1981 population as a base, the population of Newham rose by 17.7% in
the period up to 2008 from 211,900 to 249,500 people. This compares with a rise in population of
over 9.7% for the whole of England and Wales and 11.9% for London.

Figure 16
Population of Newham, London and England & Wales: 1981-2008 (Source: ONS Mid-Year Population Estimates)
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4.8

The population of Newham is expected to
continue to rise again in the future. Based on
population estimates from 2007, the GLA
estimate that the population of Newham will
rise to 332,430 by 2016. This would represent
a 30% rise in 10 years.

4.9

The age structure of the population of Newham
from the ONS mid-year population estimates
for 2008 (Figure 17) shows that there are fewer
adults aged 40 + in the area than in England
and Wales as a whole, but that the population
share for young children and adults aged under
40 years, is higher than the national average.

4.10

Figure 18 shows that when compared with the
2001 Census, the 2008 mid-year population estimates suggest that Newham now has fewer people
aged 5-19 years and 30-34 years, but has gained population in the 0-4 years, 20-29 years and 40-59
age ranges. The GLA also produces population estimates which show some different results. The GLA
figures generally show a higher population than the ONS mid-year estimates, particularly for the 2539 age range. They also suggest an increase rather than decrease in the 5-9 years and 30-34 years age
ranges but show similar results for those aged 45 years and over.

Figure 17
Age Profile for Newham Compared with England and Wales: 2008
(Source: ONS Mid-Year Population Estimates 2008)

Figure 18
Age Profile for Newham from 2001 Census, 2008 Mid-year Estimates, and 2009 GLA Estimates (Source: 2001 Census of Population and ONS MidYear Population Estimates 2008)
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4.11
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Figure 19 compares the age structure of the population of Newham from the 2008 mid-year
population estimates and the GLA 2009 estimates with that from the 2009 Household Survey. As
seen in the previous chart, the ONS and GLA estimates vary significantly for some age groups; the
results of the ORS household survey are broadly consistent with the GLA estimates, although in some
cases they shows more consistency with the mid-year estimates. However, the household survey
found that the population of young people aged 15-24 is higher in Newham than is shown by both
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the 2008 mid-year estimates and the GLA estimate, possibly owing to a large increase in student
numbers. There is also a slightly lower number of children aged 0-4 years than estimated.
Figure 19
Age Profile for Newham from 2008 Mid-year Estimates and 2009 Household Survey (Source: ONS Mid-Year Population Estimates and Newham
Household Survey 2009)
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Household Structure
4.12

It is important to consider the structure of households when assessing housing requirements. More
single people in an area will require more dwellings to accommodate the same number of people,
while an area with large families will require larger houses to accommodate them.

4.13

Figure 20 and Figure 21 show household size in 2001 and 2009. It is clearly demonstrated that over
half of the households in Newham contain only one or two persons with over a third containing just
one person. Only 17% contain more than four people indicating that there is a need for a large
number of dwellings to accommodate the population of Newham.

Figure 20
Household Size 2001
(Source: UK Census of Population 2001)

Figure 21
Household Size2009
(Source: Newham Household Survey 2009)
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Figure 22
Household Type (Source: Newham Household Survey 2009)

4.14

Around 24% of households in Newham contain just one person (non-pensioner) and a further 10% are
lone parent households and therefore also only contain one adult. Over a third (36%) of all
households contain children and almost 15% contain all pensioners.

4.15

Figure 23 details how household type varies by dwelling type and tenure. This shows that single
person households are most likely to live in a flat and rent from a private landlord, whereas adult
couples with children are most likely to be living in a terraced property and to be in the owner
occupied sector.

Figure 23
Dwelling Type and Tenure by Household Type (Source: Newham Household Survey 2009 Note: Figures may not sum due to rounding)
SemiPrivate
Household Type
Detached
Terraced
Flat
Owned
detached
Rent

Social
Rent

Single person

0.2%

0.5%

5.6%

18.0%

5.6%

11.2%

7.3%

Lone parent

0.1%

0.2%

4.6%

5.4%

1.1%

3.8%

5.4%

Adult couple

0.0%

0.2%

2.9%

4.8%

2.6%

3.8%

1.4%

Adult couple with children

0.0%

0.5%

12.6%

6.1%

7.8%

5.7%

5.8%

Group of adults

0.2%

0.8%

11.5%

5.2%

6.4%

7.5%

3.7%

Group of adults with children

0.0%

0.2%

4.9%

1.0%

2.5%

2.4%

1.3%

All pensioners

0.1%

0.6%

6.7%

6.9%

6.0%

0.8%

7.5%

All household groups

0.7%

3.0%

48.8%

47.5%

32.0%

35.2%

32.4%

Population Migration
4.16

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

Migration Trends (Domestic)
4.17

Since 1996-97, the ONS has published relatively localised migration data using information from the
NHS Central Register (NHSCR) which records the movement of individuals who change GP. The
NHSCR data provides an effective way of monitoring changes in migration over time, but it is
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important to recognise the limitations of the data. Not everyone who moves will register with a
doctor, so some migration will not be counted. It has also been evidenced in a study on population by
Mayhew, 2007 and by GLA figures that these figures are not completely accurate and therefore
caution on reliance on these figures should be applied. Nevertheless, as the data provides the best
available basis for analysis, the following information details migration patterns for Newham over the
period 2003-2008.
Figure 24
Net Migration to Newham by England and Wales Region 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local authorities
in England and Wales based on patient register data and patient re-registration recorded in the NHSCR. Note: Figures may not sum due to
rounding)
Total
UK Region
2004
2005
2006
2007
2008
North East

(140)

(100)

(20)

(40)

0

(300)

North West

(270)

(280)

(300)

(80)

(140)

(1,070)

Yorkshire & Humberside

(240)

(190)

(170)

(60)

(10)

(670)

East Midlands

(280)

(210)

(240)

(170)

(200)

(1,100)

West Midlands

(240)

(210)

(250)

(150)

(80)

(930)

Eastern

(3,010)

(2,410)

(2,220)

(2,370)

(2,120)

(12,130)

London

(5,280)

(5,360)

(5,270)

(4,930)

(4,920)

(25,760)

South East

(770)

(760)

(740)

(630)

(540)

(3,440)

South West

(260)

(200)

(60)

(120)

(100)

(740)

Wales

(110)

(110)

(90)

(30)

(10)

(350)

Total

(10,600)

(9,830)

(9,360)

(8,580)

(8,120)

(46,490)

4.18

Figure 24 shows the net migration to Newham from every region of England and Wales in the past 5
years. Overall, migration accounted for a fall in the authority’s population of 46,490 people from
2003 to 2008 to the rest of England and Wales. This represents around 18.6% of the current
population of the area. The major regions that migrants have moved to are the rest of London, the
Eastern region, and the South East. There was no net in-migration to Newham over this period from
any region.

4.19

Figure 25 shows the individual local authorities which have had the highest net migration to Newham.
The neighbouring authority of Tower Hamlets to the south west has the largest net migration to the
area and all 10 authorities are in London, particularly North London.
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Figure 25
Top 10 Local Authorities with the Highest Net Migration to
Newham 2003-2008 (Source: ONS Migration Statistics Unit)
InOutLocal Authority
Net
migrants
migrants

4.20

Figure 26
Top 10 Local Authorities with the Highest Net Migration from
Newham 2003-2008 (Source: ONS Migration Statistics Unit)
InOutLocal Authority
Net
migrants
migrants

Tower Hamlets

9,610

5,250

4,360

Redbridge

5,270

18,310

(13,040)

Hackney

3,750

2,240

1,510

Barking and Dagenham

3,620

11,760

(8,140)

Westminster

1,380

1,090

290

Havering

760

5,490

(4,730)

Camden

1,020

740

280

Thurrock UA

490

3,440

(2,950)

Haringey

1,630

1,430

200

Islington

1,240

1,060

180

Lambeth

1,480

1,340

140

Southwark
Hammersmith and
Fulham

1,900

1,780

120

580

470

110

Brent

1,470

1,400

70

Basildon

290

1,440

(1,150)

Castle Point

120

1,270

(1,150)

Greenwich

1,050

2,040

(990)

Waltham Forest

6,130

7,110

(980)

Epping Forest

200

990

(790)

Tendring

120

860

(740)

Figure 26 shows the local authorities to which Newham lost population through migration. It is
apparent that the top three authorities are in outer East London boroughs and all but two of the
remaining top ten authorities that receive population from Newham are in Essex indicating that the
population of Newham is migrating north-eastwards and out of London. Figure 27 maps the flows of
population in and out of Newham and emphasises that many people leave the borough for coastal
areas of Essex

Figure 27
Migration Flows for Newham by England and Wales Region 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local
authorities in England and Wales based on patient register data and patient re-registration recorded in the NHSCR. Note: Figures may not sum due
to rounding)
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Age of Migrant Persons
4.21

The age structure of the net migrants to Newham is shown in Figure 28. The borough has
experienced a net loss of over 13,000 migrant children to the rest of England and Wales (equivalent to
around 5.2% of the entire population) and 30,650 adults aged 25-64 years (12.3%). It should be noted
that this is only a partial picture as it does not include natural change or international migration.

Figure 28
Migration to and from Newham by Age Group 2003-2008 by Year (Source: ONS Migration Statistics Unit)
Age Group
2004
2005
2006
2007

2008

Total

In Migrants

0-15 years

2,680

2,770

2,650

2,990

2,880

13,970

16-24 years

2,720

2,560

2,630

2,610

2,630

13,150

25-44 years

6,430

6,560

6,940

7,180

7,310

34,420

45-64 years

1,150

1,160

1,200

1,150

1,230

5,890

65+ years
Total

340
13,290

290
13,340

280
13,730

280
14,270

310
14,350

1,500
68,980

0-15 years

5,860

5,500

5,430

5,240

5,080

27,110

Out Migrants

16-24 years

3,550

3,470

3,410

3,440

3,200

17,070

25-44 years

11,050

11,090

11,060

11,030

11,060

55,290

45-64 years

2,420

2,250

2,330

2,350

2,400

11,750

65+ years
Total

1,020
23,890

850
23,170

830
23,090

820
22,850

690
22,470

4,210
115,470

0-15 years

(3,180)

(2,730)

(2,780)

(2,250)

(2,200)

(13,140)

16-24 years

(830)

(910)

(780)

(830)

(570)

(3,920)

25-44 years

(4,620)

(4,530)

(4,120)

(3,850)

(3,750)

(20,870)

45-64 years

(1,270)

(1,090)

(1,130)

(1,200)

(1,170)

(5,860)

(680)

(560)

(550)

(540)

(380)

(2,710)

(10,600)

(9,830)

(9,360)

(8,580)

(8,120)

(46,490)

Net Migrants

65+ years
Total

International Migration
4.22

Records for international migration for local authorities have recently begun being published by the
Office for National Statistics. The records are drawn from the International Passenger Survey which
interviews approximately 1 in 500 people who travel to and from the UK. Figure 29 shows that
between 2001 and 2006, a net 27,900 international migrants moved to Newham from overseas.

Figure 29
International Migration for Newham (Source: ONS Migration Statistics)
International
in-migration

International
out-migration

Net international
migration

2001/02

10,500

2,400

8,100

2002/03

8,900

3,300

5,600

2003/04

7,700

1,800

5,900

2004/05

6,600

2,500

4,100

Area
Newham

2005/06

7,300

3,100

4,200

Total

41,000

13,100

27,900
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4.23

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

Figure 30
New National Insurance Registrations of Non-UK Nationals in
Newham 2008 by Country of Origin (Source: DWP)

4.24

In 2007/08 a total of 20,700 new National
Insurance numbers to non-UK nationals were
issued in Newham. This group of workers
represent around 8.3% of all people residing in
the borough. It should be noted that this figure
relates only to employees who have received
new National Insurance numbers and does not
include any of their dependents.

4.25

Figure 30 shows that over 18% of all new national insurance registration in Newham were issued to
Indian nationals and a further 12% were issued to Polish nationals. This group therefore represents
around 2.6% of the total population of the area, but the figure could be higher as this only takes into
account those with a NI number.

4.26

To place the results for new national insurance numbers for non-UK nationals into context, Figure 31
overleaf shows the numbers for each London borough. This shows that the figures for Newham are
relatively high when compared with outer and even some other central London boroughs. The
number of migrant workers is likely to have had a major impact upon the housing market of Newham.
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Figure 31
New National Insurance Registrations of Non-UK Nationals by London Borough 2008/09 (Source: DWP)

Household Migration and the Household Survey
4.27




The following data has been taken from the household survey. It is based upon households:
that have moved within the last 3 years where the previous address was outside Newham
likely to move where they expect to move outside Newham

4.28

The headline results are as follows.

4.29

The total number of in-migrant households identified by the survey was 17,250– although this will be
lower than the total number of in-migrant households that moved to Newham over the last 3 years as
it does not include those households that have subsequently left Newham or those that have moved
to another home within the borough (as their immediately previous address would now be
somewhere in Newham).

4.30

The total number of households expecting to leave the borough identified by the survey was 13,500 –
but once again this is likely to be lower than the total number of out-migrant households likely to
leave Newham over the next 3 years for some existing households may not currently plan to leave the
area but may choose to do so in the future. Furthermore, future in-migrant households not yet
resident in the borough may also expect to leave the area within the next 3 years if their
circumstances are rapidly changing.
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4.31

In the section of this chapter looking at population change, Figure 24 described a net migration of
people away from Newham to other parts of the UK. The household survey suggests there is a net
gain of households from migration.

Figure 32
In and Out-Migrant households to Newham by Sub-Area (Source: Newham Household Survey 2007-08)
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4.32

Figure 32 details how both in and out-migration to and from Newham varies between sub-areas
within Newham. To be clear, the data in Figure 32 relates to moves to and from Newham and not the
community forum areas. It can clearly be seen that all community forum areas have experienced
higher levels of in-migration than out-migration with the exception of Manor Park where around
2,200 people expect to leave the sub-area and only 1,250 have moved into the area over the 3 years
prior to the survey. Stratford & West Ham has also experienced relatively high levels of out-migration
(2,100) but this is exceeded by an in-migration of almost 3,000 people. Canning Town, and Forest
Gate have also experienced high levels of in-migration.

4.33

In practice movement within and between areas of Newham is driven by a wide range of factors.
Recently many households in Canning Town and Stratford have moved due to regeneration.
Meanwhile, recent and future newbuild developments in Stratford will see many households move to
the area. In other parts of the borough where there is a large preponderance of private rented
dwellings and Houses in Multiple Occupation (HiMOs) turnover amongst existing households tends to
be high.

4.34

There are some significant findings when comparing households that are leaving and arriving that
suggest how migration is driving Newham’s local housing market. The understanding of the
characteristics of these households is very important for policy. Here we examine information
regarding current tenure, household type, ethnic origin and income.

4.35

Current tenure of migrant households differs significantly between in and out migrants. Figure 33
suggests that the majority of in-migrants into Newham are renting privately and are very unlikely to
own their current home outright. Out-migrant households are also slightly more likely to be living in
the private rented sector than all households but not to such an extent as in-migrants. Rates of
owning with a mortgage or living in the social rented sector are lower for both in and out-migrant
households when compared with all households.
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Figure 33
Tenure of Migrant Households (Source: Newham Household Survey 2009)
All households
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Figure 34 shows that over 30% of in-migrants and over a quarter of out-migrant households are single
persons (non-pensioners) and very few migrant households contain all pensioners. In contrast around
15% of all households are pensioner households.

Figure 34
Migrant Households by Household Type (Source: Newham Household Survey 2007-08)
All households
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With regard to ethnicity Figure 35 shows that the White British, Mixed, Asian and Black ethnic groups
provide a higher proportion of out-migrants than they do in-migrants. The opposite is the case for the
Other White and Other ethnic groups where it can be seen that the Other White population in
Newham make up over 30% of all in-migrants. It is also clear that both the Other White and Black
ethnic groups form a higher proportion of both in-and out-migrants than their share of the whole
population and therefore appear to be more mobile populations.
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Figure 35
Migrant Households by Ethnic Group (Source: Newham Household Survey 2009)
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Finally, both in and out migrating households have more income when compared to all households in
Newham. The income levels of out-migrants however are higher than for in-migrants which might
suggest that there is a wealth loss from migration. However, it is possible that with more than 45% of
all resident households having income of less than £15,000 p.a. many would find it financially very
difficult to move home.

Figure 36
Income of Migrant Households (Source: Newham Household Survey 2009)
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The Local Economy
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Figure 38
Net New VAT Registered Businesses in Newham: 1998:2007 (Source: VAT
Registrations)
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A
measure
of
innovation
and
entrepreneurship is the number of new VAT
registered businesses in a year. A business
must register for VAT if its turnover exceeds
£68,000 per year. It can de-register if its
turnover falls below £66,000. In practice
most de-registration is likely to be due to
the business being acquired, merged or
liquidated. Figure 38 shows the net new
VAT registrations in Newham per annum. In
total, since 1998 the number of VAT
registered businesses in the borough has
grown by 1,400. This represents an increase
in registered businesses of around 44%
since 1998. This is relatively high compared
to an increase of 19% across the whole of
England and 24% across Greater London.

Figure 37
Unemployment Rate for Working Age Population for Newham, London
and England and Wales: 1996-2009 (Source: Claimant Count. Note: Data
relates to November each year)

1998

4.40

Figure 37 shows that unemployment has
been in long-term decline in Newham.
Therefore, the majority of those who are
economically active are in employment;
however, the figures for November 2008
and 2009 shows that the rate of
unemployment is beginning to rise again. It
should also be noted that changes in the
definition of those eligible to claim
unemployment benefit has contributed to
some of the reduction in claimant numbers.

Net New VAT Registrations

4.39

4.41

The 2001 Census highlights that the range of
occupations of Newham residents differs
from those of the overall population of London, with proportionately fewer managers and senior
officials and people employed in professional occupations and more in administrative, skilled trades
and elementary occupations. Therefore, when compared with the rest of London, residents of
Newham are disproportionately to be found in lower paying occupations, which could limit their
ability to access housing.

4.42

When considering the industry of employment of residents, it is apparent that hotels and restaurants,
transport and health and social work are relatively important to the Newham economy.
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Figure 39
Occupation, NS-SeC and Industry of Employment for Newham Compared to London and England (Source: UK Census of Population 2001)
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Another measure of the nature of residents in an area is the National Statistics Socio-economic
Classifications (NS-SeC). This classification was introduced by the Office for National Statistics in 2001
to replace the traditional Social Class based on Occupation (SC) and Socio-economic Groups (SEG)
with a new system for classifying the socio-economic circumstances of individuals and households.
The system is based on eight classes shown in Figure 40 overleaf.
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Figure 40
Description of NS-SeC Classes (Source: Office of National Statistics)

NS-SeC Class

Higher managerial
and professional

Description
Persons who employ others in enterprises employing 25 or more persons, and who
delegate some part of their managerial and entrepreneurial functions on to salaried staff.
Positions involving general planning and supervision of operations on behalf of the
employer.
Positions covering all types of higher professional work.

Lower managerial
and professional

Positions in which those employed generally plan and supervise operations on behalf of
the employer under the direction of senior managers.
Positions which involve formal and immediate supervision of others engaged in
intermediate occupations.
Positions not involving general planning or supervisory powers, in clerical, sales, service
and intermediate technical occupations.

Intermediate

Positions in this group are 'mixed' in terms of employment regulation,
i.e. are intermediate with respect to the service relationship and the labour contract.
This group normally have little authority and are bureaucratically regulated.

Small employers and
own account workers

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

Lower supervisory
and technical

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

Semi-routine
occupations

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

Routine
occupations
Never worked and
long-term unemployed
4.44

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

Positions where employees are engaged in routine occupations which have a basic labour
contract and little need for employee discretion.
Those who are over 16 years of age who have left full-time education, but have never
been in paid employment, or have been unemployed for more than a year.

Figure 39 shows that based on this classification the population of Newham contains proportionally
fewer higher managers & professionals when compared with the rest of London while it has
proportionately more people in semi-routine and routine occupations. This again indicates that many
employees in Newham are in relatively low paying jobs when compared with the rest of London.
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Incomes and Earnings
4.45

Alongside economic activity the other key component of the economy of an area is the wages earned
by workers. There are two separate ways to analyse average earnings in a local authority area. One is
to examine only those who are employed within the authority. The other is to examine the earnings
of the residents of the authority.

4.46

Since 2002 the New Earnings Survey (NES) and
subsequently the Annual Survey of Hours and
Earnings (ASHE) has recorded both measures
for all local authorities. There are some
concerns about the sample sizes within ASHE
at district level – so, it is worth emphasising
that this data is shown for information only, in
order to understand how relative incomes
have changed over time. This data is not the
basis of the affordability analysis – which
utilises data from the 1,800 interviews
conducted for the study.

Figure 41
Median Gross Annual Earnings for Newham in 2009 for all and Full-time
Employees (Source: ASHE 2009)
Employed in
Resident in
Local Authority
Area
Area
Median Earnings

£27,677

£23,699

Median Full-time
Earnings

£30,750

£26,153

Figure 42
Median Gross Annual Earnings for Employed in Newham 1999-2009 for
Full-time Employees (Source: ASHE 1999-2009)

4.47

Figure 41 shows the comparisons for mean
gross annual earnings for 2009. The results
show that residents in Newham typically earn
less than those employed in the borough.

4.48

Figure 42 shows that average salaries have
risen in Newham over the last ten years.
Median gross annual earnings rose by around
£12,000 (63%) for those full time employees
since 1999.

4.49

Figure 43 overleaf shows the gross household
income levels in Newham and shows how this varied by tenure. Gross household income includes
income from all sources such as earnings, pensions, interest on savings, rent from property and state
benefits, but does not include housing benefit. This measure of income is more important than
individual earnings for housing purposes because household income gives a better guide to how
much a household can afford to spend on housing. This indicates that almost 20% of households have
an income of over £40,000 but 46% of households have an annual income of less than £15,000. This
finding is from the household survey and includes income from benefits as well as employment. It
explains a great deal about the current housing market, especially the high levels of demand for
affordable housing and for the private rented sector.

4.50

In particular, it can be seen that there are great differences in household incomes between the
different tenures. Over 40% of those who own with a mortgage have a household income of over
£40,000, while two thirds of all those in social rent have an income of less than £15,000.
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Figure 43
Household Income by Tenure(Source: Newham Household Survey 2009)
Newham
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Figure 44 shows how average household incomes vary by Sub-Area, where it is can be seen that on
average the Royal Docks area and Stratford & West Ham have higher household incomes, whereas
Beckton, East Ham and Green Street have on average lower levels of household income.

Figure 44
Household Income by Sub-Area (Source: Newham Household Survey 2009)
Newham
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Canning Town
East Ham
Forest Gate
Green Street
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Stratford & West Ham
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Figure 45 also shows how average household incomes vary across Newham, with areas to the
northwest and south west generally being associated with higher incomes and areas to the north and
east containing many parts with relatively low incomes. However there are pockets of higher and
lower income across the whole of the borough. It is possible that some of the areas with higher levels
of income, such as Stratford, reflect a high proportion of households containing a group of adults with
multiple workers. It is also interesting to compare this map with Figure 8 in chapter 3 where it can be
seen that the areas with higher house prices do correspond with the areas with higher income levels,
however there are some central areas of Newham where incomes are relatively high but house prices
relatively low.
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Figure 45
Average Household Incomes by middle-level Super COA (Source: Newham Household Survey 2009)
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Skills and Education
4.53

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

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

Education
Level

Description

Level 0 /
No qualifications

No academic, vocational or professional qualifications.
1+ 'O' levels/CSE/GCSE (any grade)

Level 1

NVQ level 1
Foundation GNVQ
5+ 'O' levels
5+ CSEs (grade 1)
5+ GCSEs (grade A - C)

Level 2

School Certificate
1+ A levels/AS levels
NVQ level 2
Intermediate GNVQ or equivalents
2+ 'A' levels
4+ AS levels

Level 3

Higher School Certificate
NVQ level 3
Advanced GNVQ or equivalents
First degree
Higher Degree
NVQ levels 4 – 5
HNC

Level 4 / 5

HND
Qualified Teacher Status
Qualified Medical Doctor
Qualified Dentist
Qualified Nurse, Midwife, Health Visitor or equivalents

Other qualifications /
Level unknown
4.54

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

Figure 47 overleaf shows the proportion of the population over 16 years who are educated to NVQ4
or higher level, and those with no formal qualifications. Compared with London as a whole, Newham
has a lower percentage of people with a degree or above and more people with no qualifications.
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Figure 47
Qualification Levels for Newham, London and England (Source: UK Census of Population 2001)
Education Level
England
London

Newham

Level 0

28.9%

23.7%

33.6%

Level 1

16.6%

13.0%

13.9%

Level 2

19.4%

17.1%

16.3%

Level 3

8.3%

9.8%

8.9%

Level 4 / 5

19.9%

31.0%

21.3%

Other / unknown

6.9%

5.4%

6.0%

4.55

Figure 48 shows that over 60% of the population aged over 50 years in Newham have no formal
qualifications. The results for the young population are much more encouraging, with almost 28% of
everyone aged 25-49 years having the equivalent to a degree or higher.

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

16-24 years
25-34 years
35-49 years
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Travel to Work
Figure 49
Travel to Work Distance (UK Census of Population 2001)

Figure 50
Travel to Work Time (Newham Household Survey 2009)

4.56

Evidence from the 2001 Census shows that around 58% of Newham’s residents travel more than 5km
to work, with 33% travelling 10km or more.

4.57

Figure 50 shows that around 53% of Newham’s residents spend half an hour or more travelling to
work, and 30% travel for 45 minutes or more. Therefore, those residents who are taking 30-45
minutes are typically only travelling between 5-10km and those spending 45-90 minutes to travel to
work are travelling between 10 and 20km. This reflects the travel to work circumstances of many
people who work in London with relatively short travel to work distances taking relatively long
periods of time.

Access to Services
4.58

Figure 51 overleaf shows that in considering housing choices, households are inevitably influenced by
a range of factors, including the ease of access to a range of facilities. Households interviewed in the
survey, were asked how easy or difficult it was to access each of the following services and facilities
from their home:











Childcare facilities
Cultural and recreational facilities
GP
Health, sport and leisure facilities
Local schools
Parks and open spaces
Place of work
Place of worship
Public transport
Shopping facilities
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4.59

Just over 11% of households in Newham reported difficulties (either very or fairly difficult) in
accessing cultural and recreational facilities such as cinemas. Just fewer than 9% of households
reported difficulties with accessing health, sport and leisure facilities and just fewer than 8% of
households had difficulties in accessing their place of work. However, only 4% reported difficulties in
accessing local schools and parks/open spaces and 3% reported difficulties accessing public transport.

Figure 51
Difficulties Accessing Services (Source: Newham Household Survey 2009)
Cultural and recreational facilities
Health, sport and leisure facilities
Place of work
Place of worship
GP
Childcare facilities
Shopping facilities
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Parks and open spaces
Public transport
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Figure 52 shows that while the majority (76%) of Newham residents were satisfied with Newham as a
place to live (with over a third being very satisfied), over 15% were dissatisfied.

Figure 52
Satisfaction with Newham as a Place to Live (UK Census of Population 2001)
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Summary


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



Taking the 1981 population as a base, the population of Newham rose by 17.7% in the period up to 2008 from 211,900 to
249,500 people. This compares with a rise in population of 9.7% for the whole of England and Wales and 11.9% for
London.



The GLA estimate that the population of Newham will rise to 332,430 by 2016, which will represent a 30% rise in a decade.



There are proportionally fewer adults aged over 40 years and a greater number of young children and adults aged under
40 years in Newham when compared to the national picture. The households survey found that the population of young
people aged 15-24 is higher in Newham than is shown by both the 2008 mid-year estimates and the GLA estimate,
possibly owing to a large increase in student numbers. There is also a slightly lower number of children aged 0-4 years
than estimated.



Around 24% of Newham’s households contain just one person (non-pensioner) and a further 10% are lone parent
households and therefore also only contain one adult. Over a third (36%) of all households contain children and almost
15% contain all pensioners.



Between 2003 and 2008 migration accounted for a fall in the Newham’s population of 46,490 people to the rest of
England and Wales. This represents around 18.6% of the current population of the area. The major regions that migrants
have moved to are the rest of London, the Eastern region, and the South East. There was no net in-migration to Newham
over this period from any region.



The neighbouring authority of Tower Hamlets has the largest net migration to the area and all 10 authorities with the
highest in-migration into Newham are in London, particularly North London. Of the local authorities to which Newham
lost population through migration, the top three authorities are outer East London boroughs and all but one of the
remaining top ten authorities that receive population from Newham are in Essex indicating that the population of
Newham is migrating north-eastwards and out of London.



International migration has a significant impact on the borough with a total of 20,700 new National Insurance numbers
issued in 2007/08. 18% of these were issued to Indian nationals and a further 12% were issued to Polish nationals.



The household survey shows that current tenure differs significantly between in and out migrants. The majority of inmigrants into Newham are renting privately and are very unlikely to own their current home outright. Out-migrant
households are also slightly more likely to be living in the private rented sector than all households but not to such an
extent as in-migrants. Rates of owning with a mortgage or living in the social rented sector are lower for both in and outmigrant households when compared with all households.



Over 30% of in-migrants and over a quarter of out-migrant households are single persons (non-pensioners) and very few
migrant households contain all pensioners. In contrast around 15% of all households are pensioner households.



Both in and out migrating households have more income when compared to all households in Newham. The income
levels of out-migrants however are higher than for in-migrants which might suggest that there is a wealth loss from
migration. However, it is possible that with more than 45% of all resident households having income of less than £15,000
p.a. many would find it financially very difficult to move home.



In terms of the economy the number of VAT registered businesses in the borough has grown by 1,400 since 1998.



The 2001 Census highlights that the range of occupations of Newham residents differs from those of the overall
population of London, with proportionately fewer managers and senior officials and people employed in professional
occupations and more in administrative, skilled trades and elementary occupations. Therefore, when compared with the
rest of London, residents of Newham are disproportionately to be found in lower paying occupations, which could limit
their ability to access housing.
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Summary (continued)


Almost 20% of households have an income of over £40,000 but 46% of households have an annual income of less than
£15,000. This finding is from the household survey and includes income from benefits as well as employment. It explains a
great deal about the current housing market, especially the high levels of demand for affordable housing and for the
private rented sector.



In particular, it can be seen that there are great differences in household incomes between the different tenures. Over
40% of those who own with a mortgage have a household income of over £40,000, while two thirds of all those in social
rent have an income of less than £15,000.



Over 60% of the population aged over 50 years in Newham have no formal qualifications. The results for the young
population are much more encouraging, with almost 28% of everyone aged 25-49 years having the equivalent to a degree
or higher.



Just over 11% of households in Newham reported difficulties (either very or fairly difficult) in accessing cultural and
recreational facilities such as cinemas. Just fewer than 9% of households reported difficulties with accessing health, sport
and leisure facilities and just fewer than 8% of households had difficulties in accessing their place of work. However, only
4% reported difficulties in accessing local schools and parks/open spaces and 3% reported difficulties accessing public
transport.
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5.1

The general character of the existing housing stock is important in understanding the type of housing
available to residents of an area and the relationship that dwelling type, age and location has on
dwelling condition. The mix of property type available will have a bearing on home-owners’ choices
in terms of accommodation and the type of investment properties available to landlords and
therefore also in the make-up of the population.

5.2

The following analysis examines a number of general physical characteristics of the stock before
exploring the relationship between dwelling characteristics and the condition of housing across the
borough.

Property Type and Age
5.3

Figure 54 shows the mix of existing properties in Newham in terms of property type. Across the whole
of the borough around half (52%) are houses as opposed to flats (almost entirely terraced), 31% are
purpose built flats and around 17% are a part of a converted dwelling.

5.4

When the results from the 2009 households survey are compared with the 2001 census (Figure 53) it
can be seen that the proportion of stock of houses has decreased from 59.6% to only 52.4% and the
number of flats in a converted dwelling has doubled. Therefore it appears that many larger properties
have been converted in smaller units since 2001. This process has been a key part of the process by
which housing requirements have been met in Newham in recent years. As affordability has
becoming an increasing problem, many dwellings have been converted from occupation by a single
family household to being occupied by a number of smaller households. This has allowed an
increasing number of households to live in dwelling stock which currently exists in Newham.

Figure 53
Property Type (Source: UK Census of Population 2001).

Figure 54
Property Type (Source: Newham Household Survey 2009).

Newham Housing Market Assessment 2010
5.5

When compared by sub-area within Newham it can be seen that the highest proportion of converted
dwellings (around a quarter of the total stock) are in Forest Gate, Manor Park and Stratford & West
Ham, while Beckton, Canning Town and Royal Docks have relatively few converted dwellings. The
Royal Docks is comprised mainly of purpose built flats (70%), and Forest Gate and Stratford also have
relatively large proportions of purpose built flats and a low proportion of houses.

Figure 55
Property Type by Sub-Area, (Source: Newham Household Survey 2009)
Newham
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When considering dwelling size, Figure 56 shows that
two thirds have two or three bedrooms. Only 6.8%
have four or more bedrooms, compared to 29%
containing only one bedroom.
Figure 57 and Figure 58 show how property size (total
number of rooms) has changed between 2001 and
2009. It is clear that the number of smaller properties,
particularly those with only one or two rooms have
increased while the proportion of larger homes has
decreased. This is further evidence that larger
properties have been sub-divided into smaller flats
and bedsits which in turn has allowed more
households to live in the existing dwelling stock of
Newham.
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Figure 56
Number of Bedrooms (Source: Newham Household Survey
2009)

Chapter 5: Existing Housing Stock

Figure 57
Number of Rooms 2001 (Source: Census 2001)

5.8

Figure 58
Number of Rooms 2009 (Source: Newham Household Survey
2009)

However, Figure 59 and Figure 60 show that household size has remained fairly stable since 2001.
Therefore, as many properties now have less rooms, households are now living in smaller spaces than
before and hence more likely to be overcrowded. In particular there is a substantial increase in
properties with only 1 or 2 rooms but only a 1% increase in the number of one person households
suggesting that there are many small properties occupied by at least 2 people. The household survey
identified 17,900 households (17.5%) who were living in technically overcrowded households
although as many as 8,321 of these households (46%) consider their home to be about the right size
(detailed later in this chapter in Figure 75 and paragraph 5.28 and also in chapter 6).
Figure 59
Household Size 2001 (Source: Census 2001)

5.9

Figure 60
Household Size 2009 (Source: Newham Household Survey 2009)

In terms of age, around 26% of the households interviewed estimated that their property was built
after 1980, with almost a further 20% estimating a build date of 1945-1979. 45% of the stock
predates 1919, with an estimated 9% having a build date of 1919-1945. Therefore over half of the
housing stock of Newham was built before 1945 and over a quarter since 1980. As the English
Condition Survey indicates the pre 1945 dwellings are more likely to be larger than their more
modern equivalents, but older dwellings are more prone to having physical defects.
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5.10

Figure 61 shows that 70% of the stock of
terraced and 33% of semi-detached housing
was built before 1945. However, over 90% of
the purpose built flats were built after 1945
and 25% were built after 2000.

5.11

The converted properties are dominated by
properties built before 1945 with around 86%
built before 1919. Therefore, it is clear that
many older properties in Newham have been
sub-divided to form smaller units.

Figure 61
Property Age (Source: Newham Household Survey 2009)
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Figure 62
Property Age by Property Type, (Source: Newham Household Survey 2009)
Newham
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Problems with Condition of Stock
5.12

A total of 27.8% of households across Newham reported that there was at least one serious problem
with their property. Figure 63 provides further detail on the nature of problems experienced by
households across Newham. The most common problems are damp penetration or condensation,
window repairs, and heating or plumbing problems.

Figure 63
Proportion of Households with Serious Problems with their Property (Source: Newham Household Survey 2007-08)
Group A
Interior structural repairs
Exterior structural repairs
Roof repairs
Rising damp

GROUP B
Damp penetration or condensation
Window repairs
Electrical or wiring repairs
Heating or plumbing
Drainage problems
Repairs to gutters or down pipes
Gas supply or appliances
No fixed heating

GROUP C
Interior decoration
Exterior decoration

Any 1 or more problem
At least 1 from Group A and/or 2 or more from…
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This assessment is based solely on the occupier perception, and is not based on the expert opinion of
a qualified surveyor. Furthermore, the figure considers neither the true severity of any identified
problems nor the occupiers’ ability to afford any required repairs.
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5.14

Of the households across Newham, 8.5%
identified at least one problem from Group A
or two or more problems from Group B shown
in Figure 63. This equates to 8,799 households
whose housing has serious condition problems
(with the caveat that this is still based on
occupier perceptions).

5.15

Of these households 1,658 had no fixed
heating whilst 7,637 experienced other
disrepair problems. 496 had both disrepair
problems and no fixed heating (Figure 64).

5.16

Of the 7,637 households experiencing serious
disrepair, only 2.4% stated that they could
afford the work required and would undertake
the repairs as time permitted or that the
problem did not affect the household. 3.6% of
households indicated that they were currently
saving (or in the process of borrowing funds)
and a further 17.5% said that their landlord
was to undertake the repair – but both groups
expected the problem(s) to be repaired soon.

Figure 64
Households with Serious Problems with the Condition of their
Home (Source: Newham Household Survey 2009)

Figure 65
Expectations of Resolving Identified Disrepair Problems
(Source: Newham Household Survey 2009)

5.17

18.0% of households said that they were
responsible for the repairs but felt that they
would be unable to afford the repairs
(equivalent to 1,400 households).A further
54.1% (4,200) households) stated that the
repairs were their landlord’s responsibility, but
that they didn’t expect the work to be
undertaken soon, if at all.

5.18

Figure 66 overleaf details how these
expectations vary by tenure. It is clear that the
majority of owner occupiers are not able to
afford the repairs or are currently saving. For
those in the rented sectors the majority stated that the repairs were the landlord’s responsibility but
thought they were unlikely to undertake the repairs, if at all. It can also be seen that while 20% of
those who rent from an RSL or a private landlord thought that their landlord would undertake the
repairs, this wasn’t the case for any household renting from the council.
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Figure 66
Expectations of Resolving Identified Disrepair Problems (Source: Newham Household Survey 2009)
Newham
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Housing Tenure
5.19

Figure 67 and Figure 68 (overleaf) shows the
proportion of dwellings in each of the local
authorities in London that were classified as
social housing in 2008.

Figure 67
Proportions of Social Rented Housing in London by Borough 2008
(Source: Housing Strategy Statistical Appendix, DCLG)
England
Greater London

5.20

At around 30% Newham has a higher
proportion of social housing than the London
average (23%) and England averages (17%).
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Figure 68
Proportions of Social Rented Housing in London by Borough 2008 (Source: Housing Strategy Statistical Appendix, DCLG)

Figure 69
Housing Tenure 2001
(Source: UK Census of Population 2001. Note: Owned with a mortgage
includes shared ownership)
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11.0%

Figure 70
Housing Tenure 2009
(Source: Newham Household Survey 2009. Note: Owned with a mortgage
includes shared ownership)
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5.21

Figure 69 and Figure 70 show the changes which have occurred to tenure in Newham since 2001. It
should be noted that the 2001 data is drawn from the UK Census of Population, while the 2009 data is
from the Newham Household Survey. In 2001, 29% of all households were owner occupiers who had
a mortgage, but by 2009 this had fallen to 19.5% while those who own outright have fallen from
14.7% to 12.7%. The social rented sector has also fallen slightly from 36.4% to 32.6% of all
households (although this is a result of a decrease in those renting from the council and a slight
increase in those renting from an RSL) and in 2001, private rent tenants formed 19.9% of all
households, but by 2009 this had risen by more than 75% to 35.3%. It should be noted that this data
is taken from two separate sources, the 2001 census and the household survey, however they should
still provide a useful comparison.

5.22

This evidence points to buy-to-let landlords purchasing many of the properties which have come onto
the market. At a time when house prices were rising rapidly buy-to-let investors were often able to
compete more effectively than individual householders for available properties. The growth in the
buy-to-let market is likely to have been supported by migrant workers and young employees who are
unable or unwilling to access owner occupation, but who are able to afford to pay the necessary
rents.

5.23

The consequence of this is to make it much more difficult for households to access home ownership.
Private rented households also tend to be more likely to move regularly and therefore the growth in
the private rented stock is also likely to be associated with a greater turnover of households.

5.24

Figure 71 and Figure 72 below show the change in the proportion of private rented stock across
Newham from 2001 to 2009, where it is apparent that there has been a significant growth in rented
housing across the whole of Newham but particularly in areas to the northwest, central and south of
Newham. In total the household survey indicates that private rented stock has risen from 20% to 35%
of the total housing stock since 2001.

Figure 71
Distribution of Private Rented Housing by Middle-level Super
Output Area 2001 (Source: UK Census of Population 2001)

5.25

Figure 72
Distribution of Private Rented Housing by Middle-level Super Output Area
2009 (Source: Newham Survey 2009

Tenure clearly varies by sub-area. Figure 73 shows relatively high proportions of social rent in Beckton
and Canning Town (52% and 43% respectively) compared to 32% across the whole of Newham. Over
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40% of properties in East Ham are owner occupied, whereas Royal Docks and Stratford & West Ham
have over 40% private rented dwellings.
Figure 73
Tenure by Sub-Area (Source: Newham Household Survey 2009)
Newham
Beckton
Canning Town
East Ham
Forest Gate
Green Street
Manor Park
Plaistow
Royal Docks
Stratford & West Ham
0%

10%

20%

30%

Owned outright
5.26
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Figure 74 shows the difference in property type which exists between different tenures in Newham.
Most notably, over 50% of the social rented sector and around 25% of the private rented sector
households occupy a purpose built flat whereas those who own outright or own with a mortgage are
most likely to be living in a terraced property. Those living in a converted dwelling are most likely to
be renting privately making up over a third of those in this tenure.

Figure 74
Property Type by Tenure (Source: Newham Household Survey 2009)
Newham
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Overcrowding and Under-Occupation
5.27

Under or over occupation of properties is important in assessing housing need. In the Household
Survey the majority (79%) of households felt that they had about the right number of rooms.
However, as many as 19% of those households interviewed felt that they had too few rooms, with
around 2% considering their current home to be too large.

5.28

Overall, a total of 17,907 households (17.5%) are currently living in technically overcrowded housing
(using the bedroom &living room standard as set out in chapter 6), though as many as 8,321 of these
households (46%) consider their home to be about the right size. Nevertheless, although most
households consider their home to have “about the right number of rooms”, as many as 29,827 of
these households (37%) technically under-occupy their property –33% of these by two bedrooms or
more. It is also interesting to note that as many as 1,407 households who already under-occupy their
property still consider that they have too few rooms.
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Figure 75
Overcrowding and Perceived Size Problems (Source: Newham Household Survey 2009. Note: Figures may not sum due to rounding)
Household Perception
Occupancy Level
Total
Too Many Rooms
About Right
Too Few Rooms
2+bedrooms too few

0

1,858

2,061

3,919

1 bedroom too few

0

6,463

7,525

13,988

Correct number of bedrooms

96

43,276

8,098

51,470

1 bedroom too many

192

20,117

1,318

21,627

2 bedrooms too many

1,551

8,896

89

10,536

3+ bedrooms too many

206

814

0

1,020

2,045

81,424

19,091

102,560

Total

Figure 76
Proportion of Households Overcrowded by Tenure (Source:
Newham Household Survey 2009. Note: Owner occupied figures
include shared ownership)

Figure 77
Proportion of Households Overcrowded by Sub-Area (Source:
Newham Household Survey 2009.)

5.29

A total of 17.5% of all households across Newham live in overcrowded conditions. However, only
12.3% of households in owner occupied accommodation were overcrowded while 16.2% of those in
social rent and 23.3% of those in private rent were overcrowded. This reflects the findings on many
housing studies conducted by ORS where the overcrowding is typically found to be lower in the owner
occupied sector (Figure 76).

5.30

It can be seen from Figure 77 that rates of overcrowding also varies across Newham, ranging from
12% in Royal Docks to almost 25% in Manor Park.

Requirements by Number of People in Household
5.31

It is possible to develop the analysis above further by analysing how the requirements for different
sizes of dwellings vary by affordability and the number of people in the household. Figure 78 shows
how the requirement for dwellings of different size and tenure split by the size of the households. It
should be emphasised that the requirement is based upon the bedroom standard set out above and
not the preferences of households. Similarly, the tenure assigned to a household is based purely
upon its affordability and not preferences.

5.32

Picking an example, 62.4% of household who can afford to be owner occupiers and who require a 1
bedroom property are single persons. Among the more notable results are that 52.6% of the
requirement for 2 bedroom social rented properties is for 2 person (lone parent and child)
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households while 27.8% of the 3 bedroom social rented requirement is for 3 people (lone parent and
2 children).
Figure 78
Bedrooms Required by Number of Persons and Affordability (Source: Newham Household Survey 2009. Note: Figures may not sum due to
rounding)
Affordability
Requirement/Persons
Owner occupied
Private rent
Intermediate
Social
Require 1 Bed
1 Person

62.4%

94.7%

78.0%

88.5%

2 Person

37.6%

5.3%

22.0%

11.5%

Total

100%

100%

100%

100%

2 Person

25.7%

49.2%

30.6%

52.6%

3 Person

45.3%

45.2%

46.0%

34.1%

4 Person

29.0%

5.6%

23.3%

13.3%

Total

100%

100%

100%

100%

3 Person

13.6%

43.3%

25.6%

27.8%

4 Person

45.9%

49.0%

35.7%

34.6%

5 Person

34.2%

0.0%

26.1%

33.0%

Require 2 Bed

Require 3 Bed

6 Person

6.3%

7.7%

12.7%

4.6%

Total

100%

100%

100%

100%

4 Person

11.8%

21.7%

20.1%

17.2%

5 Person

34.9%

38.4%

47.4%

36.2%

6 Person

36.0%

39.9%

9.3%

27.2%

7 Person

16.1%

0.0%

18.5%

16.4%

8 Person

1.2%

0.0%

4.7%

3.0%

Total

100%

100%

100%

100%

5 Person

4.6%

72.0%

21.8%

24.0%

6 Person

19.1%

28.0%

28.2%

24.6%

7 Person

32.8%

0.0%

16.2%

18.4%

8 Person

12.0%

0.0%

18.6%

12.4%

9+ Person

31.5%

0.0%

15.2%

20.5%

Total

100%

100%

100%

100%

Require 4 Bed

Require 5+ Bed
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Satisfaction with Home
5.33

Figure 79 shows that overall 87% of householders in Newham were satisfied with their current
property. Only 9% expressed dissatisfaction with their property.

Figure 79
Satisfaction with Current Home (Source: Newham Household Survey 2009)
Fairly dissatisfied
6.2%

Very dissatisfied
2.9%

Neither satisfied nor
dissatisfied
3.9%

Very satisfied
42.4%

Fairly satisfied
44.6%

5.34

Figure 80 overleaf shows that owner occupiers are much more likely to be satisfied with their home
with less than 5% expressing dissatisfaction compared to around 13% in the social rented sector and
just over 10% in the private rented sector.

Figure 80
Satisfaction with Current Home by Tenure (Source: Newham Household Survey 2009)
Newham
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When compared by sub-area it can be seen that while there are very few differences, households in
Canning Town, Green Street and Plaistow are slightly more likely to express dissatisfaction with their
home than in other areas.
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Figure 81
Satisfaction with Current Home by Sub-Area (Source: Newham Household Survey 2009)
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Households Wanting to Move
5.36

One of the key factors which will influence how
the Newham housing market develops in the
future is the number of current households
who are seeking to move. Where these
households want to move to and the type and
tenure of dwellings they are seeking will
influence the requirement for the future
provision of housing in the Borough
Households, seeking to move, will also leave
their existing dwellings behind to form part of
the future supply which will help to meet other
households’ requirements within Newham.

Figure 82
Households who are Seeking to Move (Source: Newham
Household survey 2009)

5.37

From the household survey; 32% of respondents across Newham reported that they wanted to move,
with the remaining 68% being content to remain in their current property.

5.38

Figure 83 overleaf shows that households living in Manor Park, Plaistow and Royal Docks are more
likely to want to move than households in other sub-areas with over 37% of households stating this to
be the case. In contrast, only 27% of households in Green Street want to move.

Figure 83
Want to Move by Sub-Area (Source: Newham Household Survey 2009)
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5.39

Figure 84 shows the main reasons given for wanting to move. It should be noted that respondents
were allowed to offer multiple reasons for wanting to move.

5.40

Around 12% of all households (not just households who want to move) in Newham would like to
move because they feel that their current property is too small. Other households also want to move
because they want a better house. However, just around 4% of all households want to move because
they dislike the area in which they are living 3% are concerned about anti-social behaviour and 3%
want to move because they want a better quality of life. These results imply that households feeling
overcrowded and seeking a larger dwelling is a key factor which is likely to drive the housing market
of Newham.

Figure 84
Why Want to Move (Source: Newham Household Survey 2009)

Home is too small
Dislike the area
Want a better house
Anti social behaviour
Want a better quality of life
High crime
Want to own
Home is in poor internal
condition/repair
Youth disorder
Area is loud and noisy
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14%

Percentage of all households
5.41

Figure 85 shows that of those who are expecting to move:





5.42

24% expect to remain in the same neighbourhood;
31% expect to move to other areas of Newham;
20% expect to move to another part of London; and
26% expect to leave London, with some of these moving overseas.

Therefore, it does not appear that all households are seeking to leave the area. Instead, many expect
to move within the area and of those who expect to leave many are seeking better housing rather
than wanting to move because they dislike the area. However, while many households do not expect
to move across local authority boundaries, in practice it is likely that the need to find suitable
affordable housing will lead to more households moving to neighbouring boroughs.

Page 86

Chapter 5: Existing Housing Stock
Figure 85
Expected Destination (Source: Newham Household Survey 2009)

Elsewhere in this
neighbourhood
23.5%

Abroad...
6.8%
Somewhere else in UK
18.8%

Elsewhere in London
20.1%

5.43

Elsewhere in Newham
30.8%

The majority of those who expected to move thought it would likely to be to somewhere in Newham,
however Figure 86 shows that 20% still expected to move out of Newham but remain within London.
Of these, 30% expect to move to Redbridge and 21% to Barking and Dagenham.

Figure 86
Expected Destination in the London (Source: Newham Household Survey 2009)

Elsewhere in London
28.7%

Redbridge
29.6%

Haringey
4.3%
Westminster
5.6%
Tower Hamlets
10.6%
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5.44

Figure 87 documents the reasons given for wanting to move by those households who expect to leave
the borough. It is clear that negative perceptions of Newham are an important factor in households
seeking to leave the borough with factors such as disliking the area, high crime and anti-social
behaviour being important. It also noticeably that issue such as school catchment areas becoming
important when we only analyse those seeking to leave the borough.

Figure 87
Why Want to Move for Households Leaving Newham (Source: Newham Household Survey 2009)
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5.45

To emphasize the role of school catchment areas in migration decisions, Figure 88 documents the
reasons given for wanting to move by adult couple with children households who expect to leave the
borough. For this group, 18% who plan to leave Newham are planning to do so because they wish to
move to a different school catchment area. Therefore, the quality of schools in Newham does seem
to play a role in households with children leaving. However, it should also be noted that over 40% of
couples with children who plan to leave Newham are doing so because their current home is too
small. Therefore, the provision of accommodation suitable for families is also an important
consideration which may help retain population in the borough.
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Figure 88
Why Want to Move for Adult Couple With Children Households Leaving Newham (Source: Newham Household Survey 2009)
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Households Who Have Moved
5.46

Of those who have moved into Newham in the year prior to the survey almost 60% previously lived
elsewhere in London, 18% came from other parts of the UK and almost a quarter were living abroad.

Figure 89
Previous Location (Source: Newham Household Survey 2009)

Abroad...
23.9%

Elsewhere in London
58.5%
Elsewhere in UK
17.6%

5.47

Of those who were previously living elsewhere in London before they moved to Newham, over half
were living in one of the neighbouring East London authorities of Tower Hamlets, Waltham Forest,
Hackney or Redbridge.
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Figure 90
Previous Location in London (Source: Newham Household Survey 2009)
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Emerging Households
5.48

5.1% of households had at least one member leave in the last 12 months. Figure 91 shows that
children formed a significant group (around 50%) of those who left the household. The other group
includes lodgers and other unrelated adults.

Figure 91
Household Members who left in Past 12 Months (Source: Newham Household Survey 2009)

5.49

Around 36% of the people who left an existing household stayed within Newham and 65% stayed
within London. The majority (55%) of those who had left an existing household had moved into
rented accommodation and many had moved in with family members, or moved into lodgings or
university halls of residence. Only around 10% of those who left existing households moved into
owner occupied housing.

5.50

Of those emerging households that left Newham but remained within London, 27% moved to Barking
and Dagenham and 18% moved to Tower Hamlets. It can also be seen from Figure 92 that all of the
top five boroughs are within the East London sub-region so it appears that those leaving existing
households are not moving long distances.
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Figure 92
Destination of Emerging Households (Source: Newham Household Survey 2009)
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Local House Price Trends
5.51

Figure 93 shows the average property prices in
Newham for each quarter from the first
quarter of 2000 until the second quarter of
2009. Discounted local authority properties
bought under the ‘right-to-buy’ are not
included in these statistics because they are
not recorded as sales by the Land Registry.

5.52

During this time period prices rose steeply
until the beginning of 2008, but have been
falling rapidly since.

5.53

The average property price for an area
provides only a limited amount of information
about the conditions in a local housing market.
The overall picture of the housing market is
much more dependent upon the spread of
property prices, and how these prices relate to
incomes in the area.

5.54

Figure 94 illustrates how property prices have
changed in Newham. In the first quarter of
2000, 70% of all completed property sales were
priced at less than £100,000. Since mid-2003
this figure was below 5% of all sales. Conversely,
the number of houses selling for over £150,000
has risen from less than 10% of all completions
to around 80% of the total. This leaves the
majority of properties in Newham beyond the
reach of many first time buyers.

Figure 93
Average Price of Properties Sold in Newham: Q1 2000-Q2 2009
(Source: HM Land Registry)

Figure 94
Percentage of Houses Sold for Less Than Key Price Bands in
Newham: Q1 2000-Q2 2009 (Source: HM Land Registry)

Figure 95
Volume of Properties Sold Annually in Newham
Q2 2000-Q4 2008 (Source: HM Land Registry. Note: Figures show
rolling annual total based on quarterly data)

5.55

However, since 2008 properties selling for less
than any particular price band (particularly
under £200,000 and under £250,000) have
started to increase rapidly reflecting the fall in
the housing market.

5.56

Beyond looking at the obvious measure of the
prices at which properties are sold, it is also
worth exploring the volume and composition of
sales, as this can tell us more about the
dynamics of the housing market.

5.57

Figure 95 shows the volume of annual property
sales since 2000. This indicates that the number of completions peaked at 1,300 sales in 2002. There
was a similar peak over the 12 month period from late 2003 to mid-2004, but thereafter the number
of sales has sharply declined – to only 900 transactions in the year to mid-2005. Prices and
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transaction both increased together in 2006 indicating a renewed confidence in the housing market
and peaked at 1,070 in mid-2007, but began to fall again and 2008 and 2009 figures show a marked
decline with only 270 transactions at quarter two 2009.
Cost of Local Housing by Property Size
5.58

Combining information published by the Land Registry with information from the Household Survey
about the relationship between property price, property size and property type, it is possible to
identify the distribution of housing prices in terms of the number of bedrooms and determine
appropriate thresholds. Of course, very few properties will be available at or near the minimum price
-so merely being able to afford the minimum price would not guarantee households appropriate
homes. For this reason, the lowest quartile is normally used – for households able to pay this amount
should be able to afford at least a quarter of the appropriately sized properties sold.

5.59

The lowest decile, lowest quartile and median purchase prices for properties of different sizes have
also been calculated.

Figure 96
Newham Property Prices for Owner Occupation by Property Size (Source: Computed based on HM Land Registry Q4 2008-Q3 2009 and Newham
Household Survey 2009)
Property Size

Lowest Decile

Lowest Quartile

Median

1 bedroom

100,000

130,000

175,000

2 bedrooms

128,000

152,000

174,999

3 bedrooms

175,000

192,000

213,000

4 bedrooms

175,000

236,000

249,000

5+ bedrooms

236,000

249,950

290,000

Understanding Local Rents
5.60

Given that the private rented sector has grown significantly since the time of the Census, it is
important to understand the nature of the sector – including, in particular, local rents.

5.61

Following the introduction of the Local Housing Allowance, The Rent Service publishes information
about rents in the private rented sector for Broad Housing Market Areas (BRMAs). Newham falls into
the Outer East Rent Service Areas.

5.62

Figure 97 shows the maximum weekly rents recorded for this Broad Housing Market Areas.

Figure 97
Local Housing Allowance Rents by Property Size and Broad Housing Market Area (Source: The Rent Service Local Housing Allowance website for
the period Q1 2009- Q1 2010)
Maximum Weekly Rent for Outer East Broad HMA
Property Size

5.63

1 bedroom (shared)

73.64

1 bedroom (self-contained)

165.00

2 bedrooms

205.49

3 bedrooms

253.15

4 bedrooms

295

5+ bedrooms

360

In considering rents for market housing in each borough we utilised the range of available data. This
included the Local Housing Allowance, the result from the Household Survey and evidence collected
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from the GLA surveys of local estate and letting agents (LOOT). For the sub-region we have taken an
average of the threshold rents from each of the individual boroughs.
5.64

The following table proposes a ‘threshold’ for access to market rent (determined by the lowest
quartile rent).

Figure 98
Weekly Threshold Rents by Property Size and Tenure (Source 1: Homes and communities Agency Data March 2009. Source 2: Newham Household
Survey 2009. Source 3: GLA Survey of Letting Agents January 2009)
Market Rent Threshold
(Private Rent Lowest Quartile)

Property Size
Bedsit

75

1 bedroom

157.5

2 bedrooms

200

3 bedrooms

237.75

4 bedrooms

277
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Housing Benefit
Figure 99
Housing Benefit Receipt for Those in Rented Sector (Source:
Newham Household Survey 2009)

Figure 100
Housing Benefit Receipt for Social and Private Rented Sector Tenants
Oct 2009(Source: DWP)

5.65

Figure 99 shows the percentage of all
households in the rented sector in Newham
who are in receipt of housing benefit. Only
households in the rented sector can
potentially claim housing benefit, and 46.6%
of households in the rented sector do so.

5.66

Across all households (including owner
occupiers) the household survey identified
around 33,000 households were in receipt of
housing benefit.
The results from the
Household Survey are similar to those
published by the Department of Work and
Pensions in the Housing Benefit and Council
Tax Benefit Quarterly Summary Statistics for
October 2009. The figure are markedly above
the London average and is the second highest
proportion of housing benefit receipt within a
borough, behind Hackney when compared
across London (Figure 100).

5.67

Across the different tenures in Newham,
70.1% of social rented tenants are in receipt of
housing benefit. This means that almost three
quarters of social tenants in Newham receive
housing benefit and indicates that the majority
of households in social housing are not able to afford to live in any other tenure.

5.68

Only 27% of households who privately rent receive housing benefit. This indicates that the private
rented sector is only partially being supported by income from housing benefit, with the majority of
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households receiving no help. The growth in the private rented sector in Newham is therefore likely
to be supported by households, such as migrant workers and young employees who cannot afford to
buy, but who are able to meet their own rent costs.

Houses of Multiple Occupation and Communal Establishments
5.69

When looking at housing needs it must be remembered that not all people live in standard
households. Many households occupy houses in multiple occupation (HMOs). The definition of a
HMO was changed by the Housing Act 2004 and is currently:

2004 Housing Act definition of an HMO
An entire house or flat which is let to three or more tenants who form two or more households and who share a kitchen,
bathroom or toilet
A house which has been converted entirely into bedsits or other non-self-contained accommodation and which is let to
three or more tenants who form two or more households and who share a kitchen, bathroom or toilet facilities
A converted house which contains one or more flats which are not wholly self-contained (i.e. the flat does not contain
within it a kitchen, bathroom and toilet) and which is occupied by three or more tenants who form two or more
households
A building which is converted entirely into self-contained flats if the conversion did not meet the standards of the 1991
Building Regulations and more than one-third of the flats are let on short-term tenancies
In order to be an HMO the property must be used as the tenants' only or main residence and it should be used solely or
mainly to house tenants. Properties let to students and migrant workers will be treated as their only or main residence
and the same will apply to properties which are used as domestic refuges

5.70

Across Newham, HMOs form part of the private rented housing stock. The Housing Strategy
Statistical Appendix (HSSA) 2009 estimated that there were 5,000 HMOs in the sub-borough based
upon an estimate of 15,000 dwellings in the private rented sector. HMO’s differ from multi adult
households in that they are made up of more than one household (defined in box above).

5.71

The 2009 household survey did not specifically set out to identify HMOs, but the information
contained within it can be used to make an estimate of their numbers. The survey estimates that
there are now 32,000 dwellings in the private rented sector and around 10,300 of these meet the
definition of an HMO.

5.72

Figure 101 overleaf shows that most of the HMOs are to be found in Stratford & West Ham, East Ham,
Manor Park and Canning Town.
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Figure 101
HMOs by Sub-Area (Source: Newham Household Survey 2009)
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5.73

It is also important to note that not all people live in traditional household units. Around 0.69% of the
population of Newham live in communal residences – over half of these are medical and care
establishments. The majority of ‘other establishments’ are hostels and educational establishments.

5.74

Newham have a relatively low proportion of communal establishments compared to the rest of East
London (0.86%), Greater London (1.3%) and England (1.8%).

Figure 102
Proportion of People in Communal Housing by Type of Establishment in Newham Compared to East London, Greater London and England
(Source: UK Census of Population 2001)
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Summary


Across Newham less than 4% of the stock is either detached or semi-detached properties, while almost half (49%) is
terraced, 31% are purpose built flats and around 17% are a part of a converted dwelling.



From 2001 to 2009 the proportion of stock of terraced and purpose built flats has changed very little, however the
proportion of detached and semi-detached properties has greatly decreased from 13.2% to only 3.7% and the number of
flats in a converted dwelling has doubled. Therefore it appears that many larger properties have been converted in
smaller units since 2001.



Nearly two thirds of the stock in Newham have two or three bedrooms with only 6.8% having four or more bedrooms,
compared to 29% containing only one bedroom.



The Household Survey indicates that around 26% of the households interviewed estimated that their property was built
after 1980, with almost a further 20% estimating a build date of 1945-1979. 45% of the stock predates 1919, with an
estimated 9% having a build date of 1919-1945. Therefore over half of the housing stock of Newham was built before
1945 and over a quarter since 1980.



27.8% of households across Newham reported that there was at least one serious problem with their property. The most
common problems are damp penetration or condensation, window repairs, and heating or plumbing problems.



In 2001, 29% of all households in Newham were owner occupiers who had a mortgage, but by 2009 this had fallen to
19.5% while those who own outright have fallen from 14.7% to 12.7%. The social rented sector has also fallen slightly
from 36.4% to 32.6% of all households (although this is a result of a decrease in those renting from the council and a slight
increase in those renting from an RSL) and in 2001, private rent tenants formed 19.9% of all households, but by 2009 this
had risen by more than 75% to 35.3%.



There has been large growth in the private rented sector in Newham recent years. The evidence points to buy-to-let
landlords purchasing previously owner occupied properties as they come onto the market. The growth in the buy-to-let
market is likely to have been supported by migrant workers and young employees who are unable or unwilling to access
owner occupation, but who are able to afford to pay the necessary rents.



The household survey identified that the majority (79%) of households felt that they had about the right number of
rooms. However, as many as 19% of those households interviewed felt that they had too few rooms, with around 2%
considering their current home to be too large. Overall a total of 17,907 households (17.5%) are currently living in
technically overcrowded housing, though as many as 8,321 of these households (46%) consider their home to be about
the right size. Nevertheless, although most households consider their home to have “about the right number of rooms”,
as many as 29,827 of these households (37%) technically under-occupy their property –33% of these by two bedrooms or
more. It is also interesting to note that as many as 1,407 households who already under-occupy their property still
consider that they have too few rooms.



A total of 17.5% of all households across Newham live in overcrowded conditions. However, only 12.3% of households in
owner occupied accommodation were overcrowded while 16.2% of those in social rent and 23.3% of those in private rent
were overcrowded.



Overall 87% of householders in Newham were satisfied with their current property. Only 9% expressed dissatisfaction
with their property.



The household survey identified that 32% of respondents across Newham reported that they wanted to move, with the
remaining 68% being content to remain in their current property. Around 12% of all households in Newham would like to
move because they feel that their current property is too small. Other households also want to move because they want a
better house. However, just around 4% of all households want to move because they dislike the area in which they are
living 3% are concerned about anti-social behaviour and 3% want to move because they want a better quality of life.
These results imply that households feeling overcrowded and seeking a larger dwelling is a key factor which is likely to
drive the housing market of Newham.



Of those expecting to move 24% expect to remain in the same neighbourhood, 31% to move to other areas of Newham,
20% to move to another part of London and 26% to leave London, with some of these going overseas. Therefore it does
not appear that all households are seeking to leave the area, but rather wish to pursue better housing.
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Summary (continued)


In the first quarter of 2000, 70% of all completed property sales were priced at less than £100,000. Since mid-2003 this
figure was below 5% of all sales.



The number of houses selling for over £150,000 has risen from less than 10% of all completions to around 80% of the
total. This leaves the majority of properties in Newham beyond the reach of many first time buyers.



Across all households in Newham 31.4% of them are in receipt of housing benefit. This includes over 70% of social tenants
indicating that they are not able to afford any other tenure. Only 27% of those in private rented accommodation are in
receipt of housing benefit, suggesting that the sector is only partially supported by the benefit system. Rather, the growth
in the private rented sector is supported by households who cannot afford to buy such as migrant workers and young
people.
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Introduction
6.1

Firstly we distinguish between the terms housing need and demand. We investigate the extent that
existing households in Newham are living in unsuitable housing and the nature of unsuitability. We
consider whether unsuitability can be rectified with or without the household needing to move home.
We look at the extent of homelessness in Newham.

Identifying Unsuitably Housed Households
6.2

Housing need is defined in the government guidance PPS3 as ‘the quantity of housing required for
households who are unable to access suitable housing without financial assistance’. Housing demand
as ‘the quantity of housing that households are willing and able to buy or rent’. Therefore, to identify
existing housing need we must first consider the adequacy and suitability of households’ current
housing circumstances.

6.3

A classification of unsuitable housing is set out below, taken from CLG’s SHMA Practice Guidance Table
5.1.

Figure 103
Classification of Unsuitable Housing (Source: CLG Housing Market Assessments Practice Guidance: Version 2 August 2007)

Main Category

Homeless or with
insecure tenure

Mismatch of household
and dwelling

Dwelling amenities
and condition

Social needs

Sub-divisions
i.

Homeless households

ii.

Households with tenure under notice, real threat of notice or lease coming to an
end; housing that is too expensive for households in receipt of housing benefit or
in arrears due to expense

iii.

Overcrowded according to the ‘bedroom standard’

iv.

Too difficult to maintain (e.g. too large) even with equity release

v.

Couples, people with children and single adults over 25 sharing a kitchen,
bathroom or WC with another household

vi.

Households containing people with mobility impairment or other specific needs
living in unsuitable dwelling (e.g. accessed via steps), which cannot be made
suitable in-situ

vii.

Lacks a bathroom, kitchen or inside WC and household does not have the
resources to make fit (e.g. through equity release or grants)

viii.

Subject to major disrepair and household does not have the resources to make fit
(e.g. through equity release or grants)

ix.

Harassment from others living in the vicinity which cannot be resolved except
through a move

6.4

Figure 103 establishes four main categories for identifying unsuitable housing, each with a number of
sub-divisions. Most of the indicators relate to the circumstances of existing households, although some
relate to households currently without their own housing.

6.5

Most of the identified issues concern those in established households. Some of the issues around
unsuitability will mean households need to move property but others could continue to live in the same
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property if appropriate changes were made. Even where a move is necessary, facilitating households
to relocate from one property to another does not necessarily imply additional homes are needed. The
characteristics of the newly occupied dwellings may differ, but the overall number of homes remains
the same.
6.6

Nevertheless, to satisfy the needs of all households, it may be necessary to provide some additional
housing with particular characteristics leaving an equivalent number of dwellings with different
characteristics available to meet housing needs and demands from elsewhere in the market. For
example a single older person may leave a larger property suitable for a family and move to a single
floor property fitted with handrails or bathroom adaptations.

6.7

Whilst the majority of sub-divisions concerning established households may not contribute directly to
the additional housing requirement, households who are currently in temporary housing or form part
of the social needs category may each require additional housing provision.

Assessing Established Households in Unsuitable Housing
6.8

Information on a wide range of housing issues was collated by the Household Survey, and by drawing
on information gathered throughout the questionnaire we are able to identify whether or not
households’ current homes are suitable for their needs. While the assessment of housing suitability is
based on responses to questions within the survey, many of the indicators are assessed relatively
objectively on the basis of answers provided to factual questions. This is a far more sophisticated
approach than relying on households identifying themselves with one or more problems selected from
a “shopping list” of possibilities, and avoids households associating themselves with issues on the basis
of interviewer prompts.

6.9

Objective assessments (based upon factual information) can clearly be used in assessing issues such as
households’ lack of facilities. Where, for example, respondents are asked whether they have an inside
WC or not. Such a factual yes/no response clearly leads to an objective assessment of the criteria.

6.10

The measure of overcrowding and under-occupancy is also calculated objectively. The number of
rooms required by a household is assessed through analysing the household profile against an agreed
“bedroom & living room standard”. This requirement is then set against the number of rooms available
in the home. The bedroom standard used for the study is as follows, providing one bedroom for each
of the following groups or individuals:






Each adult couple;
Each remaining adult (aged 21 or over);
Each pair of children of the same gender;
Each pair of children aged under 10;
Each remaining child that has not been paired.

6.11

The number of rooms required is then set against the number of bedrooms in the current home, to
determine the level of overcrowding or under-occupation.

6.12

A similar (though less complicated) assessment is used to identify children living in high rise flats –
where the presence of children within the household is compared with the floor on which the
household lives to determine whether or not the combination is acceptable.
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6.13

Where it is not possible to identify problems in an objective manner, subjective responses from the
Survey have been used. Nevertheless, these are largely responses provided in an unprompted manner
to more general, open-ended questions. This avoids any bias being introduced by the interviewing
process.

6.14

A summary of the categories used to assess housing suitability from the Household Survey data is
detailed below:

Figure 104
Assessment of Unsuitably Housed Households

Category

Analysis Method

Homeless or with insecure tenure
Tenancy under notice, real threat
of notice or lease coming to an
end
Accommodation too expensive

Household wanting/having/needing to move because of end of tenancy, eviction,
repossession or otherwise forced to move; or
Landlord or mortgagor taking action to repossess the property or evict them
because of arrears
Household currently in rent or mortgage arrears; and
Household currently finding housing costs extremely difficult to manage

Mismatch of Household and Dwelling
Overcrowding

Size and composition of household used to assess number of bedrooms required;
compared with
Number of current bedrooms

Households having to share a
kitchen, bathroom, washbasin or
WC with another household
Home too difficult to maintain

Household with children, couples or single adults aged 25 or over; and
Living in multiple occupancy dwelling; and
Sharing at least one basic facility
Someone in household has long-term illness and difficulty maintaining the garden;
or
Someone in the household has long-term illness and has problems maintaining the
home

Children living in high-rise flats

Household with children aged under 16; and
Living in a flat above 4th floor

Households with
mobility problems
Households with
support needs

Someone in the household has long-term illness and has problems with general
mobility in the home, climbing stairs in/to the home or access to toilet facilities
because of the home’s layout
Someone in the household has long-term illness and has problems with bathing or
showering or preparing food because of the homes layout; or
Need a carer to stay permanently or overnight and do not have space for them; or
Need to move to supported housing, residential home, nursing home or hospital;
or
Household wanting/having/needing to move to receive care from a friend or
relative
AND
No in-situ solution identified
Continued..
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Category

Analysis Method

Dwelling amenities and condition
Dwelling lacking basic amenities

Household having no bathroom or shower-room; or
Household having no inside WC; or
Household having no kitchen; or
Household having no washbasin with running hot water

Problems with heating

Household having no heating in the home; or
Household relying exclusively on portable fires or heaters

Major Disrepair

Major disrepair problems

Household experiencing serious problems (as opposed to only experiencing
problems) with at least one of the following:
Roof repairs
Other exterior structural repairs
Interior structural repairs
Rising damp

General problems with
disrepair

Household experiencing serious problems (as opposed to only experiencing
problems) with two or more of the following:
Damp penetration or condensation
Window repairs
Electrical or wiring repairs
Gas supply or appliances
Heating or plumbing
Drainage
Repairs to gutters or down pipes

Social requirements
Harassment

Household wanting/having/needing to move because of racial or other harassment
problems

6.15

Households are classified as being unsuitably housed if one or more of the above factors are found to
apply. The households identified are considered to be living in unsuitable housing regardless of the
number of problems that are identified. This avoids potential double counting.

6.16

Although local authorities typically use points or banding systems to prioritise overall needs, our
analysis does not use artificial calculations to score the relative unsuitability of housing. After all, to say
that some homes are more unsuitable than others does not mean that the households in the latter are
not in need.
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Established Households Living in Unsuitable Housing
6.17

Overall, a total of 38,807 households were assessed as living in unsuitable housing due to one or more
factors. The unsuitability problems experienced are shown below (Figure 105).

Figure 105
Established Households Living in Unsuitable Housing (Source: Newham Household Survey 2009)

Harassment

Lacking
Facilities

Tenancy/mortgage
under notice

1,268

1,711

1.7%

1.2%

6,193
17,946

0.3%

38,808

households

8,798

17.4%

5,251
5.1%

37.6%

8.5%

4,326
4.2%

Support
needs

Overcrowding

6.0%

348

Major
disrepair

Accommodation
too expensive

Sharing
Facilities

938

651

0.9%

0.6%

Home too
difficult to maintain
Children in
high rise flats

6.18

Overall 37.6% of all established households in the study area live in unsuitable housing, although many
of these households may not need to move to resolve the identified problems. This is because in-situ
solutions may be more appropriate. As a comparison the GLA Housing Requirements Study 2004,
found that 18.4% of all households across London were living in unsuitable housing. Definitions of the
unsuitability conditions vary slightly between the two studies.
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6.19

There are big differences between the proportion of households in unsuitable housing based on their
current tenure – with only 24.7% of owner occupiers being unsuitably housed, compared to 42.2% of
those who renting from a social landlord and 45.7% of households in private rent. The reasons for
households’ housing being classified as unsuitable by tenure are detailed below.

Figure 106
Proportion of Established Households in Unsuitable Housing by Problem Category and Tenure (Source: Newham Household Survey 2009
Notes: Households experiencing problems in more than one unsuitability category are only counted once within the overall total. Owned figures
include shared ownership properties. Private rent figures include rent free housing, tied housing and other properties rented from employer)
Tenure
Unsuitability Category
All Tenures
Owned
Social Rent
Private Rent
Homeless or with Insecure Tenure
Tenancy/mortgage under notice

0%

1.8%

3.0%

1.7%

Accommodation too expensive

0.7%

12.1%

5.1%

6.0%

Overcrowding

12.3%

16.2%

23.3%

17.4%

Sharing facilities

0.4%

1.0%

13.1%

5.1%

Home too difficult to maintain

1.2%

1.6%

0%

0.9%

Children in high-rise flats

0.3%

1.3%

0.3%

0.6%

Support needs

4.2%

7.7%

1.0%

4.2%

Lacking facilities

0.3%

0%

0.7%

0.3%

Major disrepair

8.6%

11.4%

6.0%

8.5%

Harassment

0.5%

2.9%

0.4%

1.2%

TOTAL

24.7%

42.2%

45.7%

37.6%

Mismatch of Household and Dwelling

Dwelling Amenities and Condition

Social Requirements

6.20

When we consider household characteristics, 51.0% of lone parent households, 44.1% of adult couples
with children and 66.6% of groups of adults with dependent children are living in unsuitable housing.
This means that that there is a high proportion of households containing children living in unsuitable
housing in the borough. For those households without children, 31.1% of single persons, 26.0% of
adult couples and 26.0% of pensioner couples currently live in unsuitable housing.

Figure 107
Proportion of Established Households in Unsuitable Housing by Household Type (Source: Newham Household Survey 2009)
Number of
% of Households of
% of All Households in
Unsuitability Category
Households Unsuitably
each Type in
Unsuitable Housing
Housed
Unsuitable Housing
7,743

20.0%

31.1%

Lone parent

5,386

13.9%

51.0%

Adult couple

2,1086

5.4%

26.0%

Adult couple with children

8,755

22.6%

44.1%

Group of adults

6,783

17.5%

37.3%

Group of adults with children

4,224

10.9%

66.6%

All pensioners

3,812

9.8%

26.0%

38,808

100%

37.6%

ALL HOUSEHOLDS

6.21

Single person

When we consider how unsuitability varies across Newham, Over 40% of households in Plaistow,
Stratford & West Ham and East Ham are unsuitably housed. The areas with the lowest proportion of
unsuitably housed households are Beckton (25.3%) and Forest Gate (29.8%).
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Figure 108
Proportion of Established Households in Unsuitable Housing by Sub-Area (Source: Newham Household Survey 2009)
Number of
% of All Households in
Unsuitability Category
Households Unsuitably
Unsuitable Housing
Housed

% of Households in SubArea in
Unsuitable Housing

Beckton

1,396

3.6%

25.3%

Canning Town

5,317

13.7%

30.3%

East Ham

9,786

25.2%

43.5%

Forest Gate

3,527

9.1%

29.8%

Green Street

1,052

2.7%

31.4%

Manor Park

4,492

11.6%

37.0%

Plaistow

4,988

12.9%

47.6%

Royal Docks

1,554

4.0%

30.8%

Stratford & West Ham

6,697

17.3%

45.7%

38,808

100.0%

37.6%

ALL HOUSEHOLDS

Resolving Housing Unsuitability
6.22

Not all housing unsuitability problems require the households involved to move from their current
home. In-situ solutions may be more appropriate to resolve some of the problems identified. For
example, overcrowding could be resolved by one or more member(s) of the household leaving to live
elsewhere, or an alternative solution could be to extend the existing property. Similarly, homeowners
or landlords may undertake repairs to resolve problems with the condition of the property. In these
cases (and many others) the problems identified can be resolved without the need for relocation to
alternative accommodation.

6.23

Although in practice it is important to resolve the housing needs of individual households, a strategic
analysis is primarily concerned with addressing overall housing need. In this context, it is particularly
relevant to consider housing suitability issues concerned directly with the dwelling stock – such as
major disrepair. Resolving such individual household needs (through enabling a move to alternative
housing) will not reduce the overall level of housing need because the vacancy that arises will inevitably
(over time) be occupied by another household, who will once again be in housing need. In such cases,
it is investment in the existing stock (or in some cases, clearance and redevelopment) that is required
to reduce the number of people unsuitably housed.

6.24

It should be noted that any dwellings that are lost from the stock through clearance programmes would
need to be replaced in addition to the number of additional housing units identified by this study – that
is, our analysis considers the housing requirement in the context of a net increase in dwelling stock.

6.25

Where a move is appropriate and required to resolve a housing problem, some households may need
to move to homes outside the area (for example, those moving for care or support), and others will
choose to move further afield for other reasons. Where unsuitably accommodated households are
likely to leave the area willingly, their needs should not be counted within the estimate of net need.
Nevertheless, in discounting the needs of likely out-migrants, any needs of in-migrants to the area will
add to the total requirement.

6.26

Finally, a proportion of the households remaining will be able to afford to buy or rent an appropriate
dwelling at (or above) threshold market prices (shown previously in Figure 98). Therefore, when
considering households who are in housing need, we must also discount from the total those who are
able to afford such prices. The impact of each of these stages is summarised in Figure 109 overleaf.
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Figure 109
Resolving Housing Suitability Problems (Source: Newham Household Survey 2009. Note: Figures may not sum due to rounding)
Number of Households
Factor
Discounted
Remaining
Households assessed as currently living in unsuitable housing

-

38,808

Households with an objectively assessed in-situ solution

7,919

30,889

Households with a subjectively assessed in-situ solution
(where the household neither wants nor expects nor needs to move)

14,861

16,028

Households that need to move, but that will leave the area

3,932

12,097

470

11,627

1,357

10,270

Households that need to move, but will be moving into institutional housing or join another
household
Households that need to move, but can afford to rent or buy market housing
Households that need to move, but cannot afford to rent or buy market housing

6.27

10,270

After discounting the households whose needs do not require alternative housing provision in
Newham, 10,270 (26.5%) of the identified 38,808 unsuitably housed households remain. The balance
of households previously identified can either afford to resolve their housing problems without
financial subsidy or their needs will be satisfied without having to move from their current home.

Homelessness
6.28

A key duty of local authorities is to administer cases of homelessness. The Housing Act 1996 states that
if the authority is satisfied that the applicant has a priority need, they shall:



6.29

secure that accommodation is available for their occupation for such period as they consider
will give him a reasonable opportunity of securing accommodation for his occupation, and
provide them with advice and assistance as they consider appropriate in the circumstances in
any attempts he may make to secure that accommodation becomes available for his
occupation.

Cases can be found to be not homeless and in priority need because they may have made themselves
intentionally homeless. Examples of people who have made themselves intentionally homeless might
be those who:



Deliberately made themselves homeless by leaving home knowing they could reasonably have
stayed; or
Deliberately caused a serious nuisance or withheld rent or mortgage payments.
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Households Defined as being in Priority Need
The following groups of households were originally defined as being in priority need under the 1996 Housing Act:
pregnant women;


persons with whom a pregnant woman resides, or might reasonably be expected to reside;



persons with dependent children, or with whom dependent children might reasonably be expected to reside;



persons who are vulnerable – because of old age, mental or physical disability, or other special reason;



persons who are homeless in emergency.

The following categories were added to this list by the Homelessness (Priority Need for Accommodation) (England)
Order 2002:


16 to 17-year-olds (not relevant children under the Children’s Act 1989 and Children Leaving Care Act 2000);



young persons under 21 who are looked after/accommodated between 16 and 18;



young persons under the age of 21 who are vulnerable as result of being looked after/accommodated/fostered;



those who are vulnerable as result of leaving forces;



those who are vulnerable as a result of custodial sentence/remand to custody/contempt of court/kindred offence;



those who are vulnerable as result of leaving accommodation because of threats of violence.

6.30

Figure 110 indicates that the total number of
claims and acceptances for homelessness
remained relatively stable between 2004 and
2006 where it peaked but has since been falling
and figures are currently around 75% and 94%
lower respectively than their 2004 values.
Recent government guidance has encouraged
local authorities to be more pro-active in
addressing potential homelessness cases. This
has resulted in the number of homelessness
presentations
and
acceptances
falling
nationally. However, the number of households
held in temporary accommodation continued to
rise and were around 28% higher in 2006 than
they were in 2004, however the numbers begun
to fall again after this time. At the end of June
2009 there were 4,317 households in temporary
accommodation across Newham.

Figure 110
Unintentionally Homeless and in Priority Need Applications and
Households in Temporary Accommodation for Newham Q1 2004- Q2
2009 (Source: Local Authority P1E Homelessness Data. Note:
Number of cases based on 12-months to end of quarter)
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Households in Housing
Need
6.31

6.32

When considering all current housing
needs (including those established
households living in unsuitable
homes, homeless households in
temporary accommodation and
people sleeping rough), the study
identified a total of 12,749
households in need. This figure
includes the 10,270 households who
were found to be unsuitably housed,
requiring alternative housing in
Newham and who cannot afford
market housing.

Figure 111
Summary of Existing Households in Housing Need (Source 1. Newham Household
Survey 2009. Source 2: Local Authority P1E Homelessness Data Q3 2009. Source 3:
Local Authority Housing Strategy Statistical Appendix (HIP) Data 2009. Note: Figures
may not sum due to rounding)
Number of
Local Authority
Households
Households currently living in unsuitable housing that
need to move and cannot afford to rent or buy market
housing 1
Households accepted as statutorily homeless temporarily
housed in Bed & Breakfast or hostel accommodation 2
Households accepted as statutorily homeless currently
housed in housing leased temporarily from the private
sector (PSL housing)
Single people currently sleeping rough 3

10,270

55

2,424
0

Total

12,749

It is worth noting that all these figures relate to the reference period for the study, which corresponds
with the fieldwork period for the interview sample of October – November 2009.

Page 110

Chapter 6: Households in Housing Need

Summary


Overall a total of 38,807 households were assessed as living in unsuitable housing due to one or more factors. By far the
most commonly cited problems was overcrowding at more than twice the number as second, third and fourth placed
major disrepair, accommodation expense and sharing facilities.



37.6% of all established households in the study area live in unsuitable housing, although many of these households may
not need to move to resolve the identified problems.



Only 24.7% of owner occupiers are unsuitably housed compared to 42.2% who rent from a social landlord and 45.7% who
rent privately. There is also a high proportion of households with children living in unsuitable housing compared to those
without.



After discounting the households whose needs do not require alternative housing provision in Newham 10,270 (26.5%)
unsuitably housed households remain.



The total number of approaches and acceptances for homelessness remained relatively stable between 2004 and 2006
where it peaked but has since been falling and figures are currently around 75% and 94% lower respectively than their
2004 values.



The study found a shortfall of 12,749 households in need. This figure includes the 10,270 households who were found to
be unsuitably housed, requiring alternative housing in Newham and who cannot afford market housing.
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7.1

As well as understanding existing housing needs, it is important to consider the dynamics of the
housing market. This is key to understanding how housing demand helps to meet the need for
affordable housing, and how existing housing need is likely to change in the future.

7.2

Figure 112 shows the high degree of turnover or ‘churn’ of the Newham housing market – with over
one in every five households (20.9%) having moved within the last 12 months, and 8.9% having
moved within the last two years. This compares to around one in seven households that move each
year across the whole of London, therefore the turnover in Newham is higher than for Greater
London.

7.3

In terms of population, the household survey estimated that 162,000 people had not moved in the
previous 2 years (November 2007–October 2008), which is comparable to recent estimates produced
by Newham Council showing the 137,500 people did not change their status on the Council Tax
register between June 2008 and June 2010. The two figures are not directly comparable because they
cover different time periods, but they are at least not inconsistent with each other, particularly when
issues such as non-registration for Council Tax are considered.

Figure 112
Length of Time at Current Address (Source: Newham Household Survey 2009)
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7.4

Very few households who own outright (1.3%) have moved within the last year while 2.9% of those
who own with a mortgage moved to their current home during this period. In terms of affordable
housing, 9.9% of households currently renting from one of the local RSLs or the Council were housed
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in the last year. Nevertheless, undoubtedly the most significant turnover was in the private rented
sector – with as many as 43.7% of all tenants having lived at their current address for less than a year.
7.5

3.8% of households that have been living at their current address for less than a year either own
outright or with a mortgage or loan, which is equivalent to 716 households across Newham. Of the
remaining households that have recently moved, 14,995 (78.8%) currently rent their home privately,
and a further 17.4% now live in affordable housing.

Figure 113
Household Moves in Last 12 Months (Source: Newham Household Survey 2009. Notes: Private Rent category also includes Tied Housing and Other
Rented. Owner occupation category includes shared ownership. Figures may not sum due to rounding)
Previous Housing Circumstances
Current Housing
Circumstances

Established Households

Living With/
Rent a Room

All
Households

187

203

718

9,411

526

4,757

14,995

190

624

1,286

1,218

3,318

583

10,271

1,999

6,178

19,031

Owner
Occupation

Private Rent

Affordable
Housing

Owner Occupation

92

236

Private Rent

301

Affordable Housing
All Households

Housing Tenure

7.6

Of all households that moved in the last year, 3.1% moved from owner occupied accommodation to
their current home, 54.0% were previously in private rented accommodation and 10.5% lived in
affordable housing.

7.7

A total of 6,178 households were identified as previously living with family or friends (including those
households who were previously living in communal housing) – so at the time they moved, they were
forming a new household. 77.0% (4,757) of these new households formed in the private rented
sector. Therefore, around three quarters of the emerging households in Newham are forming their
new households in the private rented sector. This is likely to be partly due to high local house prices
in relation to income of newly forming households, and pressures on affordable housing, implying
that this sector is difficult to access.

7.8

It is also noteworthy that some households leave affordable housing in Newham to move into the
private rented sector. 526 (3.5%) of the new households in the private rented sector came from
affordable housing. Some of these moves may involve transferring housing benefit support to a
private rented dwelling while others may reflect households moving freely into the private rent
sector.

7.9

Considering those currently in affordable housing – 36.7% of new tenants (1,218 households) were
formerly “living with family or friends”, “renting a room in lodgings” or housed temporarily in hostels
or other similar accommodation. Households previously in private rent accounted for 18.8% (624) of
new households in the affordable housing sector. Therefore, Newham is an area where there is
movement between the private and social rented sectors. Some of these households may be moving
between the two sectors while maintaining their housing benefit, while in other cases the movement
may be driven by the end of private rent tenancies or exclusions from social rent properties.
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Assessing Affordability
7.10

Household affordability critically underpins the housing requirement analysis – determining both the
ability to afford market housing (i.e. effective demand for market housing) and the inability to afford
market housing (i.e. demand for affordable housing). For clarity, using PPS3 definitions housing need
arises when a household is living in unsuitable housing and cannot afford suitable market housing.

7.11

Affordability is a complex issue and can be assessed in a number of different ways, but each method
depends on common factors that are crucial to the analysis. The affordability of any particular
household will depend on the relationship between:



7.12

The cost of appropriate local housing, and
The amount that the household is able to afford.

The affordability tests used for this study are outlined below and seek to ensure that households are
not committed beyond their means. Neither do they regard households as part of requirement for
affordable housing if they can afford market housing and vice versa, although this does occur in
practice.

Assessing Affordability for Owner Occupation
7.13

Most owner occupiers will normally rely upon a loan or mortgage from a building society or other
lender. Therefore it is important that the householder is not only able to afford the repayments of
such a loan but that also such a loan is accessible to that household. For this reason, a mortgage
multiplier is normally applied to determine the amount households are able to afford when
considering home purchase.

7.14

The assessment of mortgage eligibility adopted for this analysis is based upon the method proposed
by CLG in the Practice Guidance for Strategic Housing Market Assessments – with lending for single
incomes assumed to be 3.5x the income and lending for joint incomes based on a 2.9x multiplier. It is
also important that the assessment of affordability for owner occupation considers other household
resources, including:





Savings;
Debts;
Equity (positive or negative) from current home (for current owners); as well as the
Amount that can be borrowed.

7.15

Perhaps the most important additional resource is any equity that a household may have in their
existing home because, whilst the early years of a mortgage may not impact significantly on the
amount of capital repaid, increases in house prices can bring significant additional resources.

7.16

In summary, the amount affordable for owner-occupation is therefore:


Affordable amount = savings - debts +/- positive/negative equity + borrowable amount

Assessing Affordability for Weekly Rent
7.17

Unlike with owner-occupation, the rental market does not require a single capital payment to be
made upfront that has to be funded from a source such as a mortgage. Instead, it is based exclusively
on a recurring payment taken from the individual household budget. Once again, the assessment for
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rent has been based upon that proposed in the Practice Guidance, with 25% of household gross
income assumed to be available for rent.
7.18

In practice, the use of gross income (as opposed to net income) reduces the assumed payments for
lower income households – because they are typically liable for fewer deductions (such as income tax
and national insurance) from their income. Where households have no deductions from their
earnings, they are assumed to pay only 25% of their net income on housing cost – but this increases
to a maximum contribution of 31.5% of net income for those households earning up to £15,000 gross.

Understanding Housing Supply
Monitoring Targets and the Trajectory of new housing completions
7.19

Figure 114 shows recent housing completions in Newham compared with the targets which are set
out within the London Plan. The recent completion rates in Newham are short of the requirement to
meet the 2006 revised London Plan monitoring target (published Feb 2008). A draft replacement
London Plan was published in October 2009 for consultation and this provides for an annual
monitoring target of 2,500 dwellings per annum for the period 2011-2021. Therefore, while this is
reduced from the current London Plan annual monitoring target it is still well above current delivery
rates.

7.20

However, completion rates are expected to rise in the future; while an average of only 1,092 per
annum are expected until 2012 this is set to rise further to 3,227 per annum from 2012 onwards.

Figure 114
Net Annual Monitoring Targets and Gross Recent Completions for Newham (Source: Annual Monitoring Reports 2008)
Allocation

Annual Average

2008 London Plan Annual target

3,510

Completions 2008/09

1,088

Annual Planned completions 2008/09-2012

1,092

Annual Planned completions 2012-2017

3,227

Affordable Housing
7.21

Figure 115 shows the number of new RSL rented properties which were completed in each year from
2004/05 to 2008/09. Affordable housing completions in Newham are projected to increase alongside
the rise in projected completions in the future.

Figure 115
Gross Actual New RSL Dwellings 2004/05– 2008/09 and Projected New RSL Dwellings 2009/10 – 2010/11 (Source: Local Authority Housing
Strategy Statistical Appendix (HIP) Data)
Actual Completions
Projected Completions
Annual
Local Authority
Average
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
20010/11
Newham
Rented Dwellings

237

251

721

297

201

341

225

467
355

Intermediate Rent

0

0

0

117

301

84

266

Shared Ownership

151

93

156

41

77

104

81

0

388

344

877

455

579

529

572

822

Total
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Modelling the Housing Market
Introducing Micro-Simulation Models
7.22

Models can be used to provide forecasts of the future, based on current and past sets of primary and
secondary data. These forecasts may vary according to the assumptions that are made during the
modelling process. In the case of SHMAs, the figures produced are best estimates of the different
needs in the housing market and give a picture of the size of the ‘problem’ and support the
understanding of how that picture might change if certain variables change.

7.23

ORS uses a micro-simulation model with simultaneous equations to interpret demand and supply.
Such models are used by academic researchers and by government to understand and make
predictions about a wide range of issues. Commonly recognised examples include:






Labour supply and wages;
Unemployment;
Household formation rates;
Education and training choices; and also for
Macro-economic forecasting.

7.24

Micro-simulation models are the best way of maximising the value of any dataset by considering the
links between demand and supply simultaneously so that all possible information is used to make the
best projections possible. The methodology used in the ORS model is consistent with microsimulation models derived from other large datasets such as the General Household Survey, Labour
Force Survey, National Child Development Survey and the British Household Panel Survey.

7.25

Micro-simulation models are sophisticated tools that produce central point estimates using all the
information available. The central point estimate is the most probable result, but this falls at the
centre of a range and it is this range (known as the mean forecast error) that determines the accuracy
of micro-simulation models. More details on assessing the error margins on micro-simulation models
can be found in the technical appendix.

7.26

Calculating the mean forecast error depends on comparing modelling estimates with appropriate
trend based data (data which shows what has actually happened) – but it is clearly difficult to test any
estimate of housing need and requirements through unambiguous comparison with ‘reality’, because
there is no single objective, non-model-based account of ‘reality’ that can be used to measure
housing market performance.

7.27

Although central point estimates produced by micro-simulation models are subject to a mean
forecast error this does not disqualify their importance or usefulness when developing public policy,
and despite it not being possible to determine a mean forecast error for the ORS model (due to the
nature of the simulation), the central point estimate still provides the most reliable estimate.

The ORS Housing Market Model
7.28

For any housing market assessment, some of the key or core issues are:




How many additional units are required?
How many additional units should be affordable homes?
For what type of open-market housing is there demand?
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How will ‘demand’ and ‘need’ change under different assumptions?

7.29

The ORS Housing Market Model addresses these issues by analysing the whole housing market.
Instead of focusing only or primarily upon poorer households and social sector need, it interprets the
interaction of requirement and supply across all sectors of the housing market. Social sector needs
are interpreted within the context of market housing demands. This takes account of the interaction
of effective and ineffective demands and needs, and the likely supply from the range of properties
vacated within the existing stock.

7.30

The Model interprets the market dynamically – by likening the interchange between households and
vacancies to “musical chairs”. The “musical chairs” analogy brings out the dynamic relationship
between requirement and supply – most households find suitable vacancies only because others
move or suffer dissolution. In this context, the Model is primarily concerned with households likely to
(or that otherwise need to) move. Of course, some households likely to stay in their current home
may still have housing needs that should be addressed – but, by definition, the appropriate solutions
for such problems will be provided in-situ and will therefore not have an impact on the mix of
additional housing provision.

7.31

Whether households want or need to move, and what housing is appropriate for them, depends upon
their characteristics, requirements and current accommodation. Effective demand is driven primarily
by choice – however, even well-off households can only find accommodation only if suitable
vacancies arise. On the other hand, housing need is considered objectively – by evaluating
households’ current housing circumstances alongside their ability to afford local housing it is possible
to establish a realistic assessment of housing need.

7.32

Through analysing the creation and take-up of vacancies the Model recognises that it is only because
some households wish to and do move that others can find suitable homes. Nevertheless, the lack of
suitable existing housing does not constrain the allocation process – for the mix of housing required
by all households (including those currently without housing and unable to afford) is analysed, and it
is the shortfalls identified in the existing stock that determine the mix of new housing required.

7.33

The elements of housing need and demand are detailed overleaf.
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Figure 116
Derivation of Elements of Housing Need and Demand (ORS Housing Market Model)

Element

Derivation
Households currently living in unsuitable housing that need to move to resolve their
housing problems and cannot afford to buy or rent market housing (including homeless
households temporarily accommodated in PSL housing).

Established households
currently in need

By definition, all households require affordable housing – but the split between
intermediate and social rent is based on affordability.
The size of property required is based on household composition.
It is assumed that the identified existing need is addressed over a 10-year period,
therefore 10% of the total is counted annually.
The future projection for this flow is based on recent trend figures for the last 12
months.

Newly arising need from
established households

Households currently living in unsuitable housing who were suitably housed one-year
ago are assumed to constitute new need during the period, together with households
who were forced to move during the period and were re-housed in affordable housing
due to a problem that would have not been identified 12 months ago.
By definition, all households require affordable housing – but the split between
intermediate and social rent is based on affordability.
The size of property required is based on household composition.
The future projection for this flow is based on expectations of existing households
moving within Newham over the next 12 months.

Effective demand from
established households

Households are only counted if they are able to afford to buy or rent market housing,
therefore by definition all will require market housing.
Size of property required is based on household expectations in the context of expressed
demand.

In-migrant households
to Newham

The future projection for this flow is based on recent trend figures for the last 12
months, with five-year projections adjusted on the basis of ONS migration data for the
last five years.
Households are allocated to market, intermediate or social housing on the basis of
affordability.
Size of property required is based on trends in terms of the number of bedrooms in
properties occupied by recent in-migrant households.

Hidden households emerging
as new households

The future projection for this flow is based on recent trend figures for the last 12
months. The figure only includes newly forming households from host households in
Newham.
Households are allocated to market, intermediate or social housing on the basis of
affordability.
Size of property required is based on trends in terms of the number of bedrooms in
properties occupied by recent newly forming households.

Homeless households
housed in hostels and
B&B accommodation

Households currently living in communal housing that require re-housing in traditional
housing.
It is assumed that the identified existing need is addressed over a 10-year period,
therefore 10% of the total is counted annually.
Housing requirements are the dwellings households in a particular areas do and will
require to allow them to live in suitable dwellings.

Housing Requirements and
Housing Supply

Housing supply is housing that becomes available through second hand moves only and
does not include Newbuild. Ideally the Newbuild should address the gap in Housing
Requirements.
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7.34

The extent to which the market balances depends upon the match or mismatch between the
households seeking housing, on the one hand, and the available stock, on the other. The sources of
housing supply are detailed below.

Figure 117
Derivation of Elements of Housing Supply (ORS Housing Market Model)

Element

Derivation
The future projection for this flow is determined by the three flows of established
households considered within the elements of housing need and demand:

Property vacated by
established households
moving home

–

Established households currently in need;

–

Newly arising need from established households; and

–

Effective demand from established households.

All established households moving are assumed to vacate their current home.
The type and size of property counted within the supply is based on the actual tenure
and number of bedrooms in the current home, i.e. the property being vacated.
Property vacated by
out-migrant households
leaving Newham

Property vacated following
household dissolution due to
death or household merging

The future projection for this flow is based on expectations of existing households
moving away from Newham over the next 12 months.
All out-migrant households are assumed to vacate their current home.
The type and size of property counted within the supply is based on the actual tenure
and number of bedrooms in the current home, i.e. the property being vacated.
The future projection for this flow is based on the structure of individual households
coupled with ONS survival rate statistics. Each household is allocated a probability of
survival such that a residual probability of dissolution can be derived.
All households identified as moving to “live with” another household, moving to
communal housing or otherwise no longer requiring independent housing are also
counted as vacating their current home.
The type and size of property counted within the supply is based on the actual tenure
and number of bedrooms in the current home, i.e. the property being vacated.

7.35

New housing development and property conversions will also contribute to housing supply in
Newham, but these components are not considered by the Model, for it is seeking to understand how
the existing housing stock will (or more importantly will not) be able to house future households in
the area.

7.36

The Model notionally assigns available housing to households. Through matching gross housing
requirements with supply (vacancies created), the model identifies net housing requirements – i.e.
those households who are unlikely to find suitable housing within the existing housing stock.

7.37

The key stages of the model and the main modelling assumptions can be summarised as follows:


Housing Requirement =

Established Households +
New Households +
In-migrant Households



Housing Supply =

Established Households +
Household Dissolution +
Out-migrant Households



Net Housing Requirement =

Gross Housing Requirement Housing Supply
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Core Modelling Assumptions
Housing Requirements


Housing requirements are generated from three sources;




Existing households moving;
Newly forming households;
In-migrant households.



Existing household moves are based upon the expectation of moving in the next 12 months



Newly forming household and in-migrant households are both based upon trends from the previous 12 months
controlled by 6 month trends.

Housing Supply


Housing supply is generated from three sources ;




Existing households moving;
Death and dissolutions;
Out-migrant households.



Existing household moves are based upon the expectation of moving in the 12 months;



Deaths and dissolutions are based upon ONS mortality rates for deaths and trends over the previous 12 months for
households merging for dissolutions



Out-migrant households are based upon expectations of moving in the next 12 months.

Affordability


Households are allocated to tenures based upon affordability and not preference.



For owner occupation lending for single incomes assumed to be 3.5x the gross income and lending for joint incomes
based on a 2.9x multiplier. The assessment of affordability for owner occupation also includes:




Savings;
Debts;
Equity (positive or negative) from current home (for current owners).



Households are assumed to spend 25% of their gross income on rent



Following PPS3 definitions, households who can afford private rent are assumed to access this, rather than
specialised intermediate housing products



Following PPS3 definitions households who can afford more than Social Target Rent , but cannot afford private rent
are allocated to intermediate housing



The lowest quartile of private rents is considered to form part of the existing supply of intermediate housing
because it fulfils the same role of meeting the needs of households in housing need



A household is in the backlog of need if they are unsuitably housed, require alternative housing provision in the
borough and cannot afford market housing. The Model initially addresses the backlog of need over 10 years.



The number of bedrooms a household is allocated in affordable (social and intermediate) housing is based upon the
CLG Bedroom Standard.

7.38

The projected flows of housing need, demand and supply derived from the Housing Market Model are
summarised below. In considering this combination of inward and outward household flows, we can
determine the likely pressure placed upon the dwelling stock – and the implicit requirement for
additional housing provision.
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Figure 118
5-Year Requirement/Supply Flow Analysis (Source: ORS Housing Market Model, Newham Housing Market Assessment 2009)

7.39

Figure 119 details the net gains
Figure 119
and losses of each pair of flow
Summary of 5-Year Housing Requirements by Household Flows (Source: ORS
Housing Market Model, Newham Housing Market Assessment 2009. Note: Figures
streams, where it is apparent that
may not sum due to rounding)
a net 19,921 additional dwellings
Inward
Outward
Net
Housing Type
Flow
Flow
Requirement
should be provided over the 55-Year Requirement
year
period
commencing
Migration – households moving
35,674
27,913
7,761
November 2009 to address the
to and from Newham
existing
supply/
demand
Indigenous change – household
18,569
6,409
12,159
formations and dissolutions
imbalance. If this number of
Established household moves
homes is not provided, one or
28,515
28,515
more flows will have to change.
82,758
62,837
19,921
Total
The change in flows could include
fewer new households forming,
no resolution of overcrowding issues or households leaving the area due to a lack of suitable available
housing.

Understanding the Required Housing Mix
7.40

In seeking to understand the required housing mix, household affordability has been grouped into
three classifications. In allocating households to specific types of housing, the determining factor is
affordability:



Social rented housing – for those households unable to afford any more than target social
rents;
Intermediate housing – for those households able to afford more than target social rents, but
unable to afford to buy owner-occupied housing or to rent privately at the market rent
threshold; and
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Market housing – for those households able to afford to buy owner-occupied housing or able
to afford to rent privately at rents at or above the market rent threshold.

7.41

Nevertheless, whilst PPS3 defines intermediate housing as being for those households able to afford
more than social rents, it should be recognised that it may not be possible to pragmatically deliver a
housing product for those households only able to afford fractionally more than social rents.

7.42

As an illustration of the importance of this distinction, Figure 120 highlights the level of household
income necessary to afford particular tenures. This shows that any household with an income of
more than £15,700 per annum requiring a 1-bed property can afford more than Social Target Rents.
Target rents are assessed locally and applied by social landlords in line with government regulations.
Therefore, under PPS3 definitions, these households are defined as requiring intermediate affordable
housing. Figure 120 also shows that the household income necessary to afford lower quartile market
rents for 1-bed dwellings is £32,600. This implies that, following PPS3 definitions, intermediate
affordable housing is required for any household requiring a 1-bed dwelling which has a household
income of £15,700 to £32,600.

7.43

If no 1 bed intermediate housing product can be delivered for households earning between £15,700
and £32,600 then their requirements may only be met in the social rented sector.

Figure 120
Annual Household Income Required for Dwellings by Tenure for Newham (Source: Homes and Communities Agency Data March 2009, GLA Survey
of Letting Agents 2009 and Land Registry Records October-September 2009)
Housing Type

Target Social Rents

Lowest Quartile Market Rent

Lowest Quartile Owner Occupation

1-Bed

£15,700

£32,600

£37,100

2-Bed

£18,700

£41,600

£43,400

3-Bed

£21,400

£49,500

£54,900

4-Bed

£24,000

£57,600

£67,400

Bedroom Size

7.44

It should also be remembered that many young workers in London are prepared to live in shared,
rather than self-contained, accommodation. The 2008 Greater London Housing Market Assessment
conducted by ORS on behalf of the GLA assumes that workers aged 25 years or less are willing to live
in shared accommodation if they cannot afford to access the full market threshold price for housing.
Therefore, some households on relatively low incomes may be able to have their housing
requirements met through shared accommodation rather than social housing (effectively reducing
the requirement for social housing) and they have been modelled as doing so.

7.45

When considering the appropriate housing supply, the following sources of supply are considered:




7.46

Social rented housing – social housing provided to rent from local authorities and Registered
Social Landlords and housing benefit supported private rented accommodation;
Intermediate housing – dedicated intermediate housing products (such as shared ownership,
discount market sale, sub-market rent) and a proportion of the housing in the private rented
sector with rents below the market rent threshold (i.e. within the lowest quartile); and
Market housing – owner-occupied housing and housing in the private rented sector.

One of the key points to note about the model is that initially existing housing benefit supported
private rent is considered to be part of the social housing supply. Housing benefit supported private
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does not have the same tenancy rights as full social rent, but can be considered to contribute to social
housing supply is that it is affordable to household who require social housing. To reflect this
difference in status between social housing and housing benefit supported private rent we have
produced a range of models below which utilise different supply assumptions.
7.47

There is a similar complication for intermediate affordable housing. The current supply of low cost
home ownership and intermediate rent products in Newham is relatively small. However, Newham
does contain an extensive private rented sector. While not enjoying the same tenancy or ownership
rights as dedicated intermediate affordable housing products, cheaper (lower quartile) private rented
properties can be considered to be affordable to households who would otherwise require dedicated
intermediate affordable housing products.

7.48

Figure 121 identifies the gross requirement for housing over the next five years in terms of housing
type and size.

Figure 121
5-year Gross Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model, Newham Housing Market Assessment 2010.
Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Gross Requirement
1 bedroom

9,610

12,124

15,071

36,806

2 bedrooms

6,779

4,737

10,239

21,755

3 bedrooms

5,949

3,345

7,761

17,054

4 bedrooms

1,450

1,558

1,827

4,835

5+ bedrooms

590

506

1,212

2,308

24,379

22,270

36,109

82,758

Total

7.49

The gross housing requirement for social rent can be compared with the housing waiting and transfer
list for Newham as of March 2009. While the waiting and transfer list can be taken as a reflection of
households who are seeking to move now, the gross requirements for social housing consider all
households who are likely to be requiring social housing in the next 5 years. It also should be noted
that housing waiting and transfer lists often contain households who have already resolved their
housing needs, or who otherwise are no longer seeking social housing, so tend to overstate current
need levels.

7.50

Despite these reservations, a comparison of the gross social rented requirement and Newham’s
waiting list is instructive in that it shows that the distribution of requirements across bedrooms sizes
is similar. This indicates that the findings of the ORS Housing Market Model are broadly consistent
with Newham’s wafting and transfer list information.
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Figure 122
5-year Gross Social Housing Requirement and Newham’s Waiting and Transfer List (Source: ORS Housing Market Model, Newham Housing Market
Assessment 2010 and HHSA 2009 Note: Figures may not sum due to rounding)
Housing Requirement

7.51

Gross Social Rented Housing

Waiting and Transfer List

1 bedroom

15,071

13,704

2 bedrooms

10,239

8,867

3 bedrooms

7,761

4,642

4 bedrooms

3,039

1,436

Total

36,109

28,649

The balance of this net requirement between the different housing types is detailed below in Figure
123. This shows the identified gross 5 year housing requirements for market, intermediate and social
housing and their expected supply from existing stock. The difference between the gross
requirement and supply in each tenure represents the net requirement.

Figure 123
Summary of 5-Year Housing Requirements by Housing Type (Source: ORS Housing Market Model, Newham Housing Market Assessment 2009.
Note: Figures may not sum due to rounding)
Housing Type

Gross Housing
Requirement

Housing
Supply

Net Housing Requirement
(Surplus)

5-Year Requirement
Market Housing

24,379

21,361

3,018

Intermediate Housing

22,270

11,945

10,325

Social Rented Housing

36,109

29,532

6,577

Total

82,758

62,837

19,921

Profiling the Housing Requirement
7.52

Figure 124 details the net requirement for additional housing after the model has taken account of
vacancies arising within the existing stock.

Figure 124
5-year Net Housing Requirement by Housing Type and Size (Source: ORS Housing Market Model, Newham Housing Market Assessment 2010.
Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Net Requirement
1 bedroom

517

6,521

6,660

13,699

2 bedrooms

662

239

(2,333)

(1,432)

3 bedrooms

651

1,712

791

3,155

4 bedrooms

1,028

1,346

257

2,632

5+ bedrooms

159

506

1,202

1,867

3,018

10,325

6,577

19,921

Total

7.53

The model is showing an overall requirement for 19,921 additional dwellings over the 5-year period.

7.54

This is calculated by considering the number of new households in the area (both newly forming
households and households projected to migrate to the area) against those properties likely to be
vacated by households (either as out-migrant households leaving the area or following household
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dissolution). It should be noted that this result is based on a snapshot of information concerning
current and recent housing market trends.
7.55

The requirement for social rented housing shows that the number of households in housing need and
unlikely to be re-housed within the existing housing stock in the borough is projected to be 6,577
households over the 5-year period.

7.56

It is important to emphasise that these figures are based:





7.57

Purely upon the affordability of households, not their preferences or the affordable housing
allocation policies of Newham Council ;
In the affordable housing sector the number of bedrooms allocated to a households is based
upon the bedroom standard as set out in the 2004 Housing Act;
The future supply of social housing including existing housing benefit supported private rent
dwellings;
The future supply of intermediate housing includes the lower quartile of the private rented
sector;

The following sections highlight the importance of some of these assumptions for the results of the
model.

Newham’s Housing Allocation Policy
7.58

The model outlined above contains assumptions which are drawn from SHMA Practice Guidance and
PPS3, but which are not necessarily consistent with Newham’s current allocation policy. This is not
necessarily a problem because whilst the assessment should be set within the context of existing
policy, it should not be constrained by this policy framework. The evidence should be able to inform
local policy and not simply replicate the existing position. Nevertheless, the analysis should not seek
to constrain policy decisions which may diverge from the pure arithmetic calculations – in particular,
given the level of need identified by the SHMA it is clearly necessary to prioritise the delivery of social
housing in order to maximise broader social and economic perspectives.

7.59

In practice Newham’s housing allocation system seeks to balance a number of aims including
community cohesion. mixed communities and supporting employment with a desire to avoid
entrenching of ghettos of poverty. Therefore, the housing allocation system seeks to address many
other issues alongside housing need. It is also important to note that Newham’s allocation policy is
primarily based upon the length of time of the household on the waiting list. Therefore, households
joining the waiting list now or in the future are likely to have to wait for many years before they are
allocated a social rented property. The examples below illustrate the impact of applying alternative
allocation policies and also affordable housing supply assumptions to the ORS Housing Market Model.

Intermediate Housing Allocation Policy
7.60

It is currently the case that single persons or couple with children who are seeking intermediate
housing in Newham will be allocated a 2 bedroom dwelling rather than 1 bedroom one if they can
afford the 2 bedroom property. If we apply the assumption to the model that any single person or
couple who wants a 2 bedroom dwelling and can afford a 2 bedroom intermediate property receives
one, then this affects 1,391 households in the model. These 1,391 households will move from 1
bedroom to 2 bedroom intermediate housing within the model with no other consequences for the
model. The new net housing requirements are set out in Figure 125.
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Figure 125
5-year Net Housing Requirement by Housing Type and Size Adjusted for Intermediate Housing Bedrooms Required (Source: ORS Housing Market
Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Net Requirement
1 bedroom

517

5,130

6,660

12,307

2 bedrooms

662

1,630

(2,333)

(41)

3 bedrooms

651

1,712

791

3,155

4 bedrooms

1,028

1,346

257

2,632

159

506

1,202

1,867

3,018

10,325

6,577

19,921

5+ bedrooms
Total

Social Housing Supply
7.61

As noted in Figure 123 the projected social housing supply including the supply of housing benefit
supported private rent dwellings over the next 5 years for Newham is 29,532. This includes the
impact of all transfers within the existing stock, households expected to vacate stock and household
dissolutions. As noted earlier in the report (Figure 67) Newham has one of the largest social housing
stocks in London, so the turnover in the existing stock is relatively large.

7.62

Figure 126 highlights that over 40% of this supply is being derived from the housing benefit supported
private rented stock in Newham. Therefore, the supply of real social rented units is projected to be
17,474 units over the next 5 years.

Figure 126
Projected 5-year Social Housing y and Housing Benefit Supported Private Rent Supply (Source: ORS Housing Market Model, Newham Housing
Market Assessment 2010. Note: Figures may not sum due to rounding)
Housing Supply
Housing
Total
Housing Benefit Private Rent
Requirement
Social Housing Supply
Supply
5-year Social Housing Supply
1 bedroom

5,643

2,768

8,411

2 bedrooms

7,397

5,175

12,572

3 bedrooms

3,367

3,603

6,970

4 bedrooms

1,058

511

1,569

5+ bedrooms

9

0

9

17,474

12,057

29,532

Total

7.63

Figure 127 compares that gross requirement for social rented dwellings with the projected real supply
of social rented units. The impact is to highlight a significant net requirement for 2 and 3 bedroom
units which was not apparent in Figure 124. The results presented in Figure 124 allowed the existing
stock of 2 and 3 bedroom housing benefit supported private rented dwellings to meet the needs of
households requiring this size of social rent. However, if the real social rented stock is going to absorb
these households there is a significant need for extra 2 and 3 bedroom units.
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Figure 127
5-year Projected Social Housing Requirements and Supply (Source: ORS Housing Market Model, Newham Housing Market Assessment 2010. Note:
Figures may not sum due to rounding)
Type of Housing
Housing
Net Social Housing
Requirement

Social Housing Need

Social Housing Supply

Requirements

1 bedroom

15,071

5,643

9,428

2 bedrooms

10,239

7,397

2,842

3 bedrooms

7,761

3,367

4,394

4 bedrooms

1,827

1,058

769

5+ bedrooms

1,212

9

1,202

Total

36,109

17,474

18,635

7.64

It must be remembered that the 12,057 housing benefit supported private rented dwellings will not
simply disappear from the supply of dwelling which are available to households in Newham. Instead,
they will return to the open market for private rent. If the rent on the property is below the market
threshold they will form part of the lower quartile private rent supply, and will hence be affordable to
households who require intermediate housing. If the rent is above the threshold they will form part
of the market supply.

7.65

Figure 128 documents the supply of housing benefit supported private rented dwelling by bedroom
size and the tenure they would fall under if let through the open market. This shows that around
three quarters of the properties would be considered to be lower quartile private rent, while a
quarter are market rent.

Figure 128
5-year Housing Supply by Housing Type and Size for Dwelling in Housing Benefit Support Private Rented Sector(Source: ORS Housing Market
Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
5-year Net Requirement
1 bedroom

102

2,666

2,768

2 bedrooms

1,377

3,798

5,,175

3 bedrooms

1,446

2,157

3,603

4 bedrooms

0

511

511

5+ bedrooms

0

0

0

2,925

9,132

12,057

Total

7.66

If we apply the additional intermediate and market housing supply to the results obtained in Figure
125 we obtain the results outlined in Figure 129.
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Figure 129
5-year Net Housing Requirement by Housing Type and Size Adjusted for Reduced Housing Benefit Private Rented Supply(Source: ORS Housing
Market Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Net Requirement
1 bedroom

415

2,464

9,428

13,699

2 bedrooms

(715)

(2,168)

2,842

(1,432)

3 bedrooms

(795)

(445)

4,394

3,155

4 bedrooms

1,028

835

769

2,632

5+ bedrooms

159

506

1,202

1,867

Total

93

1,193

18,635

19,921

Newham’s Allocation Policy
7.67

The results presented in Figure 129 contains assumptions about who will access 1 bedroom social
rented dwellings in Newham. Most notably the 1 bedroom social rented requirement contains single
person or couple households where no-one has a health problem. These households would typically
not be considered for social rented housing in Newham. In total 2,888 households are projected to
require 1 bedroom social housing in Newham, but would not in practice meet the criteria necessary
to be considered for social housing. These households do not disappear completely in the model and
would typically be assumed to meet their housing needs in cheaper private rented dwellings. It is also
worth noting the 696 of these households are currently occupying housing benefit support private
rent, where we were already assuming these dwellings were being returned to open market private
rent.

7.68

It is also the case that if a single person or couple are currently occupying a larger social rented
dwelling and want to move, the ORS Housing market Model allocates them to a 1 bedroom social
rented unit. However, many of these households are not willing to downsize to a 1 bedroom unit, so
unless they are allocated to a 2 bedroom+ property they will not move. Within the projected
requirements for 1 bedroom social rented units there are currently 519 households in 2 bedroom
dwellings and 453 in 3 bedroom units. If these households do not move, then they will not create a
requirement for 1 bedroom units, but will also not create a supply of the associated 2 and 3 bedroom
dwellings.

7.69

The impact of applying the real allocation policies of Newham to the ORS Housing Market Model for
social housing is shown in Figure 130. This shows that the difference between the projected
requirement for social rent units over the next 5 years and the projected supply of real social housing
is 15,747. If this level of social housing cannot be provided the most likely scenario is that these
households will have their housing needs met in housing benefit support private rent.
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Figure 130
5-year Net Social Housing Requirement by Size Adjusted for Newham Allocation Policies (Source: ORS Housing Market Model, Newham Housing
Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Net Social Housing
Requirement

7.70

Social Housing Need

Social Housing Supply

Requirement

1 bedroom

11,211

5,643

5,568

2 bedrooms

10,239

6,878

3,361

3 bedrooms

7,761

2,914

4,847

4 bedrooms

1,827

1,058

769

5+ bedrooms

1,212

9

1,202

Total

32,250

16,502

15,747

If we apply the impact of Newham’s allocation polices to the full split between market, intermediate
and social housing we obtain the results outlined in Figure 129.

Figure 131
5-year Net Housing Requirement by Housing Type and Size Adjusted for Reduced Housing Benefit Private Rented Supply(Source: ORS Housing
Market Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Net Requirement
1 bedroom

415

5,352

5,568

2 bedrooms

(715)

(2,168)

3,361

11,335
478

3 bedrooms

(795)

(445)

4,847

3,607

4 bedrooms

1,028

835

769

2,632

5+ bedrooms

159

506

1,202

1,867

Total

93

4,080

15,747

19,921

7.71

The key point to understand in this calculation is the implications from not delivering the identified
requirements. If the 15,750 units of social rented dwellings are not provided, the households who are
identified as requiring to occupy these properties will have to find alternative accommodation. The
number of households who have been claiming housing benefit support in the private rented sector
in London has been rising by around 25,000 per annum over recent years. The most obvious
conclusion from not being able to deliver the 15, 750 units of social rent is that housing benefit will
continue to be used extensively in the private rented sector and also that some households will be
forced to spend very high shares of their income to find accommodation in the private rented sector.

7.72

The intermediate affordable housing requirement represents the shortfall which is likely to exist
between households requiring intermediate affordable housing and the supply of genuine
intermediate housing products plus the lower quartile of the private rented sector. If the dwellings
cannot be provided, the households will again be forced to seek alternative accommodation. This
could include paying more than they can afford for market rent units.

7.73

The market housing requirement does not represent the requirement for new build housing. Instead,
it represents the number of units which market housing could potentially increase by in the next 5
years in Newham. The distinction between these two points can be illustrated by a simple example.

7.74

Taking a scenario where a newbuild dwelling is bought by a household who are currently occupying
an existing owner occupied property in Newham, the key question is what happens to the dwelling
they vacate. If it is bought by another household who occupy the dwelling the total market housing
stock has been increased by one unit (the newbuild dwelling). However, if the dwelling is bought by a
landlord who subsequently rents the property to a household receiving housing benefit this
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effectively becomes part of the affordable housing supply. Therefore, completing one newbuild
dwelling can see the market housing supply remain unchanged, but the affordable housing supply rise
as part of the second hand stock finds its way into the affordable housing sector.
7.75

This situation has been common in London as newbuild dwelling are occupied as market housing, but
parts of the second hand stock have been turned over to housing benefit receipt private rent or subdivided and let as lower quartile private rent. The implication is that while the market housing
requirement is identified does not necessarily equate to the newbuild market requirement. If more
of the second hand stock becomes part of the effective affordable supply then potentially more units
of newbuild could be required. However, if sufficient genuine affordable housing can be provided,
units of current effective affordable supply can be returned to the market sector: i.e. households
could vacate the lower quartile or housing benefit supported private rent and these dwelling could
return to being part of the market supply. However, this would require a provision of social and
intermediate housing of at least the levels identified in Figure 129.

7.76

A further complication occurs if a total of 19,900 dwelling are not provided in the next 5 years. The
households who wish to occupy these dwellings will still require to live somewhere. One possibility is
that properties within Newham will be sub-divided as households seek to live in smaller units to make
them afford. Another possibility is that some households will seek housing outside the authority.
However, the most mobile households are those who can afford market housing, so it is these
households who are most likely to seek alternative areas to live in. A further possibility is that some
households who wish to form separate households will fail to do so because of lack of options, and
this may see them continue to live in overcrowded conditions in their current home.

7.77

Therefore, if the total housing requirement is not provided it is likely that either a sub-division of
properties will occur, households will seek to live in alternative areas, or households will fail to form.
If the affordable housing requirement is not provided then there is likely to be a complex result in the
market housing sector where parts of the current second hand market housing stock become units
within the effective affordable housing supply.

Backlog of Need
7.78

Figure 124 detailed the net requirement for additional housing after the model has taken account of
vacancies arising within the existing stock. This is based upon resolving the backlog of need amongst
existing households over the next 10 years at a rate of 10% per annum. Again it should be
emphasised that the following assumptions underpin the results shown in Figure 124:





7.79

Households are allocated to tenure based upon their affordability, not their preferences or the
affordable housing allocation policies of Newham Council ;
In the affordable housing sector the number of bedrooms allocated to a households is based
upon the bedroom standard as set out in the 2004 Housing Act;
The future supply of social housing including existing housing benefit supported private rent
dwellings;
The future supply of intermediate housing includes the lower quartile of the private rented
sector;

Figure 132 below tests the impact of resolving the backlog of need amongst existing households over
different periods of time. As can be seen the impact of resolving the backlog of need over 5, 10, 15 or
20 years is not that important to the modelled outputs. Resolving the backlog of need over a shorter
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time period does see the 5 year social rented requirement rise, but the net housing requirement
barley changes.
7.80

The main reason for the limited impact of changing the period for resolving the backlog is that much
of the backlog of existing need is contained within the affordable housing sector in Newham.
Resolving the housing needs of the these households will entail moving them to another affordable
housing unit which will see one unit being required, but also one unit being supplied so the net
impact of these moves is zero. Therefore, the major impact of changing the period used for resolving
the backlog of need is not on the total affordable housing requirement, but on the size mix with
shorter backlog periods seeing higher number of larger social rented dwellings being required in the
next 5 years.

Figure 132
5-year Net Housing Requirement by Housing Type and Size for Different Periods for Addressing Backlog of Need (Source: ORS Housing Market
Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5 Year Backlog
1 bedroom

(628)

6,389

6,913

12,674

2 bedrooms
3 bedrooms

302

466

(2,707)

-1,938

251

1,847

1,451

3,549

4 bedrooms

1,028

1,583

747

3,358

5+ bedrooms

132

542

1,632

2,305

1,085

10,827

8,036

19,948

1 bedroom

517

6,521

6,660

13,699

2 bedrooms

662

239

(2,333)

(1,432)

3 bedrooms

651

1,712

791

3,155

4 bedrooms

1,028

1,346

257

2,632

5+ bedrooms

159

506

1,202

1,867

3,018

10,325

6,577

19,921

1 bedroom

899

6,565

6,576

14,040

2 bedrooms

782

164

(2,209)

(1,263)

3 bedrooms

785

1,668

571

3,023

4 bedrooms

1,028

1,267

94

2,390

Total
10 Year Backlog

Total
15 Year Backlog

5+ bedrooms

168

494

1,059

1,721

Total

3,662

10,158

6,091

19,911

1 bedroom

1,090

6,587

6,534

14,211

2 bedrooms

842

126

(2,147)

(1,178)

3 bedrooms

852

1,645

461

2,958

4 bedrooms

1,028

1,228

13

2,269

5+ bedrooms

172

488

988

1,648

3,984

10,075

5,848

19,907

20 Year Backlog

Total

Sensitivity Testing Private Rent Assumptions
7.81

Another key assumption which underpins the results shown in Figure 124 is that households spend
25% of their gross household income on rents. This assumption is taken from CLG Practice Guidance,
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but may not reflect the reality of Newham where households will often spend more than 25% of their
gross incomes on rents.
7.82

Figure 133 shows the impact on the net 5 year housing requirements of assuming that households in
Newham will spend more of their gross income on rent. If all households without existing equity in
their homes are assumed to spend 35% of their gross household income on rent, the ORS Housing
Market Model shows a net surplus of social housing in Newham. It should be remembered that the
social housing supply includes housing benefit supported private rent, so assuming households will
spend up to 35% of their gross household income on rent will not see a true social housing surplus,
but will provide an opportunity to reduce the number of private rented tenants who receive housing
benefit.

Figure 133
5-year Net Housing Requirement by Housing Type and Size for Different Amounts of income Spent of Rent (Source: ORS Housing Market Model,
Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
25% Gross Income on Rent
1 bedroom

517

6,521

6,660

13,699

2 bedrooms
3 bedrooms

662

239

(2,333)

(1,432)

651

1,712

791

3,155

4 bedrooms

1,028

1,346

257

2,632

5+ bedrooms

159

506

1,202

1,867

Total

3,018

10,325

6,577

19,921

1 bedroom

2,216

4,890

6,235

13,340

2 bedrooms

916

1,821

-3,638

(900_

3 bedrooms

665

1,896

218

2,778

4 bedrooms

1,862

870

134

2,867

5+ bedrooms

158

990

687

1,836

Total

5,817

10,467

3,636

19,921

1 bedroom

4,199

5,105

3,063

12,367

2 bedrooms

2,969

2,871

(6,110)

(270)

3 bedrooms

837

2,217

(68)

2,987

4 bedrooms

2,453

370

162

2,985

30% Gross Income on Rent

35% Gross Income on Rent

5+ bedrooms
Total

155

981

716

1,852

10,614

11,545

(2,238)

19,921

Sensitivity Testing Migration Assumptions
7.83

A further key assumption which underpins the results shown in Figure 124 is that the in-migration and
out-migration of households to the borough continue at the same rates which have been identified
within the household survey and the associated secondary data. It could be argued that as an
Olympic borough, Newham may have attracted households to the area for work opportunities, or
may see more households leave over the next 5 years as these work opportunities disappear. If fewer
migrant households move to the borough, or more households leave, the housing requirements of
the borough will fall.

7.84

Figure 134 shows the impact of assuming in-migration will fall by 10% or out-migration will rise by
10%. As can be seen, the impact of these two changes is similar, with the largest effect being felt
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upon the requirements for market housing. As was shown in Figure 36, the household incomes of
both in and out-migrants to Newham is typically higher than all residents of the borough. Therefore,
in and out-migrant households are both more likely to require market housing, so changing their
flows has a larger impact upon the market housing requirement. Much of the housing needs of
Newham are being generated through household formation from within the borough and this will not
be affected directly by changing migration patterns.
Figure 134
5-year Net Housing Requirement by Housing Type and Size for Different Migration Assumptions (Source: ORS Housing Market Model, Newham
Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
Current In and Out-Migration
Flows
1 bedroom

517

6,521

6,660

13,699

2 bedrooms

662

239

(2,333)

(1,432)

3 bedrooms

651

1,712

791

3,155

4 bedrooms

1,028

1,346

257

2,632

5+ bedrooms

159

506

1,202

1,867

Total

3,018

10,325

6,577

19,921

1 bedroom

(239)

5,522

6,476

11,760

2 bedrooms

203

(60)

(2,541)

-2,397

3 bedrooms

475

1,580

604

2,659

4 bedrooms

967

1,309

257

2,533

5+ bedrooms

120

487

1,193

1,799

1,526

8,838

5,990

16,353

In-migration falls by 10%

Total
Out-migration rises by 10%
1 bedroom

156

6,073

6,589

12,507

2 bedrooms

318

(23)

(2,731)

-2,436

3 bedrooms

337

1,712

603

2,652

4 bedrooms

990

1,346

203

2,540

5+ bedrooms

159

506

1,202

1,867

1,648

9,615

5,866

17,129

Total

Page 134

Chapter 7: Housing Market Dynamics

Housing Requirements in Perspective
7.85

The discussion in the following section is based upon Figure 131.

Figure 135
5-year Net Housing Requirement by Housing Type and Size Adjusted for Reduced Housing Benefit Private Rented Supply(Source: ORS Housing
Market Model, Newham Housing Market Assessment 2010. Note: Figures may not sum due to rounding)
Type of Housing
Housing
Total
Requirement
Market Housing
Intermediate Housing
Social Rented Housing
5-year Net Requirement
1 bedroom

415

5,352

5,568

11,335

2 bedrooms

(715)

(2,168)

3,361

478

3 bedrooms

(795)

(445)

4,847

3,607

4 bedrooms

1,028

835

769

2,632

5+ bedrooms

159

506

1,202

1,867

Total

93

4,080

15,747

19,921

Social Housing
There is a requirement for 15,747 social rented homes over the next 5-years.
Numbers of homes
7.86

To address any new needs that arise over the 5-year projection period as well as reducing the existing
needs identified would require 15,747 additional social rented homes to be provided. This takes
account of likely re-lets within the existing social rented stock.

7.87

If fewer than 15,747 additional social rented properties are provided, then it is likely that:





The number of households living in unsuitable homes in the private rented sector will not
reduce, and could increase;
The number of households paying more than 25% of their income on housing costs could also
increase;
The number of households receiving housing benefit support to live in private rented housing
could increase; and
There is likely to be a continued dependency on temporary social housing (such as Private
Sector Leased housing).

Mix of homes
7.88

The results show a positive net requirement for all types of housing. The modelling identified a
requirement for 5,568 1 bed social units. However, in practice it is likely to remain the case that
households with affordability problems will remain in the private rented sector because few
households who require 1 bedroom dwellings are unlikely to experience a high enough level of
housing need to be offered a social housing tenancy. Therefore, it is likely that the housing needs of
this group will be meet in the private sector with or without housing benefit.

7.89

There is a significant requirement for larger family homes in the affordable housing tenure. In
contrast to smaller households, the households requiring them more likely to be in severe and urgent
housing need. Large families on low income have little option but to seek social housing as all other
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tenures will not be affordable due to the high cost of large family homes. That said care should be
taken not to have too many large families in a small area.
Intermediate housing
There is a requirement for of 4,080 intermediate homes over the next 5-years.
7.90

The net requirement for intermediate housing hides a complex pattern. The requirement for 1 bed
intermediate housing is high. These dwelling are targeted towards relatively low income working
single person or couple households

7.91

The model also highlights a net requirement for 4+ bed intermediate dwellings. This reflects a
genuine gap in the market for households who can afford significant housing costs, but cannot afford
full market prices. Therefore, the model highlights a clear need for the continued provision of
intermediate housing in Newham.

Market housing
There is a requirement for 93 market homes over the next 5-years.
7.92

The need for market housing is focussed on 1 bed and 4+ bed dwellings. Evidence from within the
dataset indicates that the requirement for larger dwellings is not driven by one household occupying
them, but will instead be occupied by groups of unrelated persons who can afford to pay market
prices collectively.

Summary


Over one in every eight households (20.9%) has moved within the last 12 months and a further 8.9% have moved within
the last two years. The most significant turnover was in the private rented sector with as many as 43.7% of all tenants
having lived at their current address for less than a year.



The recent completion rates in Newham are short of the requirement to meet the 2006 revised London Plan monitoring
targets. However, completion rates are expected to rise in the future; while an average of only 1,092 per annum are
expected until 2012 this is set to rise further to 3,227 per annum from 2012 onwards. However the impact of the credit
crunch may prevent these rates being achieved in the short term.



Affordable housing completions from RSLs are projected to increase alongside the rise in projected completions in the
future.



A total of 6,178 households were identified as previously living with family or friends, so at the time they moved, they
were forming a new household. Many of these (77%) of emerging households are moving into the private rented sector.



In Newham a net 19,921 dwellings should be provided over the 5-year period equivalent to 3,984 completions per annum
to sustain the existing supply/demand imbalance.
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Section 8: Understanding Specific Sub-group
housing requirements
8.1

The previous section established an understanding of the housing needs and housing requirements of the
overall population across Newham. This section considers the needs of certain sub-groups of the population
and how their needs might differ from those of the general population.

8.2

The sub-groups of the population considered by the study included:












8.3

Black and Minority Ethnic (BME) groups;
A12 Migrants;
Religion;
Older People;
Vulnerable groups with Supported Housing and health needs;
Sexuality;
Young People;
Students;
Multi-Adult Households;
Key Workers; and
Community Forum Areas.

The following sections provide a general context for each of these identified groups. Independent studies,
which profile the requirements of some of these sub-groups already exist, but for other sub-groups further
studies may be needed to understand fully how their housing needs differ from those of the general
population.

Black and Minority Ethnic Population
BME Households
8.4

The 2001 Census classified ethnic groups on the basis of sixteen categories which are standardised across all
UK government sources (Figure 136). This classification is also used by the Commission for Racial Equality and
many other organisations interested in analysing information about BME communities.

8.5

These sixteen categories can be grouped together into five aggregate groups – these being White, Mixed,
Black, Asian and Other – and some information sources do not provide any details beyond these broad
groupings (though White British and White Non-British are sometimes reported independently).
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Figure 136
Ethnic Group Classification (Source: UK Census of Population 2001)
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8.6

At the time of the 2001 Census, BME household representatives in Newham made up around 56% of
the total households. This included 7% of households who were White, but not White-British.

8.7

The 2009 ORS Newham household survey indicated that BME households has risen substantially to
around 74% of all households, with 15% being White, but not White British –more than double the
proportion in 2001. The proportion of Asian ethnic groups has increased by almost 40%; similarly,
other ethnic group has increased by around two thirds. Both the Mixed ethnic groups and the Black
ethnic groups have seen little change in their share of the population, in fact the Black ethnic groups
now comprise a slightly smaller share of Newham’s population in 2008 than they did in 2001.

Figure 137
Ethnicity of Household Respondent 2001 (Source: UK Census of
Population 2001)

Figure 138
Ethnicity of Household Respondent 2008(Source: Newham Household
Survey 2009)
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8.8

Those who fall into the Other White and Other ethnic groups come from a wide range of countries
including in particular Poland (4%), Lithuania (2.3%) and Portugal (1.1%).

8.9

The total BME population of Newham has also risen substantially to around 82% of all households, with
15% being White, but not White British. The proportion of Asian ethnic groups in the population has
increased by almost 40%; similarly.
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Figure 139
Ethnicity of Population 2001 (Source: UK Census of Population 2001)

Figure 140
Ethnicity of Population 2008(Source: Newham Household Survey 2009)

Other
3.1%

Other
4.6%

Black
21.6%

Black
20.6%

White
British
33.8%

White
British
17.8%

Other
White
15.2%
Asian
32.5%
Mixed
3.4%

Asian
38.4%

Other
White
5.6%

Mixed
3.4%

Current Housing Conditions
8.10

When compared by tenure the White British and Asian ethnic groups have the highest proportions of owner
occupation (37% and 40% respectively), however the remainder of the White British population are more
likely to be living in the social rented sector while Asian households are more likely to be renting privately
(Figure 141). Social renting rates are highest for the Mixed (53%), Black (45%) and White British (47%) ethnic
groups while almost three quarters of the Other White population in Newham live in a privately rented
property – this is markedly higher than for any other ethnic group.
Figure 141
Tenure by Ethnic Group (Source: Newham Household Survey 2009)
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Figure 142 indicates that White British, Asian and Other ethnic groups are more likely to be found in houses
as opposed to flats with Black and Mixed households more likely to be found in purpose built flats. Almost a
third of Other White households live in part of a converted dwelling, which is higher than for any other group.
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Figure 142
Dwelling Type by Ethnic Group (Source: Newham Household Survey 2009)
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Figure 143 demonstrates how income varies by ethnic group where it can be seen that the Other White
and Other ethnic group have higher levels of incomes than other groups, most likely because these
groups contain very fewer older or unemployed persons. The lowest levels of income are found in the
Mixed and Black ethnic groups.

Figure 143
Income by Ethnic Group (Source: Newham Household Survey 2009)
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Figure 144 compares the affordability of BME households with the affordability of all households in the
Borough based on the affordability assessment as set out in Chapter 7. This shows that, on the basis of
affordability, there is little difference between BME groups and the whole population although BME
households are slightly less likely to require social rented housing than all households in Newham.
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Figure 144
Household Affordability (Source: Newham Household Survey 2009)
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Health
8.14

An important household characteristic which
may have an impact on housing needs is health.
A population which is suffering from more ill
health may require greater care in residential
homes, or special provision of housing to help
them cope with their illness.

Figure 145
Percentage of Households with Health Problems by Ethnic Group
(Source: Newham Household Survey 2008)

8.15

The respondents to the Newham household
survey were asked about health issues for their
households. The question was designed to
discover if the household contained anyone
who was suffering from long-term health
problems. It was not designed to discover how
chronic the health problems were. Instead, the
follow-up questions were largely designed to
assess the impact of any health problems on the
housing and care needs of the household.

8.16

Figure 145 indicates that White British households are the most likely to contain a member with a
health problem. This can partly be explained by the fact that the White British population tends to be
older (Figure 146). Although, other ethnic groups that have a higher age profile also have a lower
proportion of households with health problems, hence this is only an element to the explanation as to
why White British households have a high percentage of health problems.
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Figure 146
Share of Population Aged 50+ Years (Source: Newham Household Survey 2009)
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Figure 147 indicates households which had at least one room too few for the needs of its occupants. It is
clear that those in minority ethnic groups, particularly Asian households, are more likely to be found in
overcrowded households than the White British population. Figure 148 however, also shows that minority
ethnic groups are more likely to report problems with their dwelling – over 40% of Other White, Mixed and
Asian households state they have a serious problem.
Figure 147
Percentage of Overcrowded Households by Ethnic Group
(Source: Newham Household Survey 2008)

Figure 148
Percentage of Households with Serious Problems with Dwelling by Ethnic
Group (Source: Newham Household Survey 2008)
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8.18

When looking at households who are unsuitably
housed (Figure 149), around 26% of all Asian
households and around 24% of White Other
households fall into this category. All BME groups are
more likely to be in unsuitable housing than White
British households.

Figure 149
Percentage of Unsuitably Housed Households by Ethnic Group
(Source: Newham Household Survey 2009)

Homelessness
8.19

Figure 150 identifies that there is an ethnic minority
dimension to homelessness acceptances across
Newham. Of all households accepted as being
homeless and in priority need in the period 2003-09,
almost three quarters were from the Non-Whites
population, which is a higher proportion than their
share of the total population, but relates to the higher
than average figures for living in unsuitable housing.
Almost half of these appear to be from Black ethnic
groups.

Figure 150
Homeless and in Priority Need by Ethnic Group Q1 2003-Q3 2009
(Source: P1E Returns to CLG)
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A12 Migrant Worker Population
8.20

Between 2001 and 2006 a net 27,900 international migrants moved to Newham from overseas, and in
2007/08 a total of 20,700 new National Insurance numbers were issued to non-UK nationals in Newham. This
is detailed further in Chapter 4 of the report.

8.21

The household survey found that 8.6% of respondents were from one of the ‘A12’ recent accession states
from Eastern Europe (i.e. Cyprus, the Czech Republic, Estonia, Hungary, Latvia, Lithuania, Malta, Poland,
Slovakia, Slovenia, Bulgaria and Romania) and had moved within the last 5 years. This equates to 8,849
households across Newham.

8.22

However, while the survey identified 8.6% of respondents as coming from one of the A12 accession countries
and having moved within the last 5 years, less than 11% of these moved into their current property in
Newham from abroad, with the majority (44%) moving within Newham. It is possible that some A12 migrant
workers who entered the country more than five years ago may have been missed out of the data and that
some of the people identified may not in fact be A12 migrant workers, but have lived in the UK for many
years and simply recently moved home. However, we are confident that the sample we are using
encompasses the majority of A12 migrant workers in the area and therefore should accurately represent their
circumstances.

8.23

Figure 151 shows that migrant workers in Newham come from 8 of the accession countries; in particular 7%
are Bulgarian, 11% are Romanian, 24% are Lithuanian and 45% are Polish.
Figure 151
Nationality of A12 Migrant Workers 2009 (Source: Newham Household Survey 2009.)
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8.24

When split by sub-area (Figure 152) it can be seen that almost 30% of migrant workers in Newham live in
Stratford and West Ham and a further 20% in Canning Town.

8.25

Figure 152 shows the proportion of these households that live in each sub-area. Stratford and West Ham has
the highest proportion of A12 migrant workers at 17.8% of its total population while East Ham has the lowest
proportion at only 3.2% of its total population.
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Figure 152
A12 Migrant Workers by sub-area in Newham (Source: Newham Household Survey 2009)
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8.26

Number of Households
Containing A12 migrant
Workers

% of Total Household

Beckton

885

16.0%

Canning Town

1,739

9.9%

East Ham

730

3.2%

Forest Gate

960

8.1%

Green Street

377

11.2%

Manor Park

443

3.6%

Plaistow

804

7.7%

Royal Docks

302

6.0%

Stratford & West Ham

2,608

17.8%

Newham Total

8,848

8.6%

The size of migrant worker household does not greatly differ from that of all households in Newham.
However, migrant workers are less likely to be single person households with around 27% of migrant workers
living alone, compared to 36% of all households. The majority of migrant worker households (59%) are made
up of between 2 and 4 persons.
Figure 153
Number of People in Household for A12 Migrant Worker Households
2009 (Source: Newham Household Survey 2009.)
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Figure 154
Number of people in household for All Households 2009 (Source:
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Around 16% of A12 migrant worker households consist of an adult couple, which is more than double the
proportion for this household type for the whole population. A further 25.5% of A12 migrant worker
households are made up of a group of adults, again an increase on the proportion across the whole subregion.
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Figure 155
Household Type for A12 Migrant Worker Households 2008 (Source:
Newham Household Survey 2009.)
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Figure 156
Household Type for All Households 2009 (Source: Newham Household
Survey 2009.)
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8.28

Figure 157 and Figure 158 show the age distribution for both the A12 migrant worker population and the
whole population. It is clear that the A12 migrant worker population is much younger than the general
population with over half aged 30 years or less and almost 70% aged 35 years or less. In contrast only 37% of
the whole population are aged 35 years or less and 32% are aged over 50 years.

8.29

The relative youth of the A12 migrant worker population shown in the chart also increases confidence that
the sample is realistic as we would expect that the majority of A12 migrant workers would be aged between
20 and 35 years.
Figure 157
Age Distribution of Respondent at A12 Migrant Worker Households
2008 (Source: Newham Household Survey 2009.)
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Figure 158
Age Distribution of Respondent at All Households 2009 (Source:
Newham Household Survey 2009.)
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Figure 159 (overleaf) and Figure 160 (overleaf) detail household income for A12 migrant workers and all
households, where it is apparent that A12 migrant worker households have slightly higher levels of household
income than the population as a whole with only around 40% earning below £20,000 compared to around
58% for all households. Almost 28% of A12 migrant worker households earn between £20,000 and £30,000
and 23% earn £40,000 or more.

8.31

Relatively high incomes for A12 migrant worker households are not surprising, as this group does not contain
older retired people, and A12 migrant workers are typically not eligible to claim housing benefit and as such
cannot be reliant on the state. Over 30% of A12 migrant worker households are made up of a group of
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adults, and these households bring in multiple incomes. It should be noted that for these households it may
appear overall household income is high, while the incomes of individuals in the households still have
relatively low incomes.
Figure 159
Household Income for A12 Migrant Worker Households 2009 (Source:
Newham Household Survey 2009.)
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Figure 160
Household Income for All Households 2009 (Source: Newham Household
Survey 2007-08.)
Less than
£60,000 or
£5,000
£40,000 more
9.0%
£60,000
6.2%
12.8%

£10,000 £15,000
17.5%
£30,000 £40,000
8.9%

£20,000£30,000
16.2%

£15,000 £20,000
12.3%

£20,000£30,000
27.9%

£5,000 £10,000
21.8%

£30,000 £40,000
6.7%

£10,000 £15,000
15.8%

£15,000 £20,000
11.5%

Dwelling Stock
8.32

Figure 161 and Figure 162 show how property type varies for A12 migrant worker households and all
households. Almost 60% of A12 migrant workers live either in a purpose built flat or in a flat that is part of a
converted dwelling, which is significantly higher than for the whole population. In particular A12 migrant
worker households are more than twice as likely that the general population to be living in a converted
dwelling.
Figure 162
Property Type for All Households 2009 (Source: Newham
Household Survey 2009)

Figure 161
Property Type for A12 Migrant Worker Households 2008 (Source:
Newham Household Survey 2009.)
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Figure 163 and Figure 164 show how the tenure of A12 migrant worker households compares with that of the
whole population of Newham. As with property type, the tenure split is markedly different with 91% of A12
migrant worker households living in private rented accommodation compared to only 35% of the whole
population.
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Figure 163
Figure 164
Housing Tenure for A12 Migrant Worker Households 2009 (Source:
Housing Tenure for All Households 2009 (Source: Newham Household
Newham Household Survey 2009. Note: Owned with a mortgage includes Survey 2009. Note: Owned with a mortgage includes shared ownership)
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Overcrowding and Under-occupation
8.34

Under or over occupation of properties is important in assessing housing need. A total of 17.5% of all
households across Newham live in overcrowded conditions. Figure 165 and Figure 166 show that A12
migrant worker households are just as likely as the population as whole to be overcrowded with this being
the case for 17.3% of A12 migrant worker households.
Figure 165
Overcrowding for A12 Migrant Worker Households 2009 (Source:
Newham Household Survey 2009.)

Figure 166
Overcrowding Home for All Households2009 (Source: Newham
Household Survey 2009.)
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However, A12 migrant worker households are significantly less likely to be under-occupying their property
with only 11% of all A12 migrant worker households having one or more rooms more than they need when
assessed against the CLG bedroom standard (Figure 167). This compares to 32% of all households (Figure
168).
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Figure 167
Under-occupation for A12 Migrant Worker Households 2009
(Source: Newham Household Survey 2009.)

Figure 168
Under-occupation for All Households 2009 (Source: Newham Household
Survey 2009.)
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8.36

Almost 60% of A12 migrant worker households are living in housing that is unsuitable for their needs; this is
significantly higher than for the population as a whole (37.6%). The main reasons for A12 migrant households
being assessed as being unsuitably housed were overcrowding and the condition of their property.
Figure 169
Unsuitably Housed for A12 Migrant Worker Households 2009 (Source:
Newham Household Survey 2009.)

Figure 170
Unsuitably Housed for All Households 2009 (Source: Newham Household
Survey 2009.)
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8.37

Almost 27% of A12 migrant worker households want to move, which is relatively low compared to around
32% of all households who want to move. Of those who want to move only around 144 (8.2%, and 1.6% of all
migrant worker households) plan to move abroad. Therefore, there is little evidence of migrant workers
seeking to return home.
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Figure 171
Want to Move for A12 Migrant Worker Households 2009 (Source:
Newham Household Survey 2009.)

Figure 172
Expected Destination of Move for All Households 2008 (Source: Newham
Household Survey 2009.)
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Religion
Religion of Household
8.38

Respondents to the household survey were also asked what religion they belonged to. Figure 173
shows that despite a high BME population 55% of the population of Newham stated that they were
Christian. However almost a quarter (22.9%) was Muslim and 8% Hindu. Only 11 claim to be of no
religion.

Figure 173
Religion of Household Respondent (Source: Newham Household Survey 2009)
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Figure 174 shows how household size varies by religion where it can clearly be seen that Christian and
households of no religion, as well as Buddhist households are more likely than other religions to
contain only one person with less than 10% containing 5 or more people (including both adults and
children). On the contrary, Hindu, Muslim and Sikh households are less likely to contain only one
person and are more likely to contain 5 or more people – around 20% of Muslim and Sikh households
contain at least six people.

Figure 174
Number of people in Household by Religion (Source: Newham Household Survey 2009)
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Current Housing Conditions
8.40

When compared by tenure Christian households and those of no religion are least likely to be living in the
owner occupied sector and Christian households are most likely (35%) to be renting in the social sector. Sikh
households have the highest incidence of owner occupation (69%) while private renting rates are high
amongst no religion, Hindu and Muslim households.
Figure 175
Tenure by Religion (Source: Newham Household Survey 2009)
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Figure 176 shows that there is little difference between religions and the type of dwelling occupied, however
Christian and no religion households are slightly more likely to be living in a flat as opposed to a house and
Sikh households are markedly more likely to be living in a house (detached, semi-detached or terraced) than
households of any other religion.
Figure 176
Dwelling Type by Religion (Source: Newham Household Survey 2009)
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Figure 177 demonstrates how income varies by religious group where it can be seen that differences are only
vary slight and there is no clear pattern, however it is apparent that Buddhist households in Newham have
higher levels of income than households belonging to other religions. A possible explanation for this may be
that there is a relatively small sample of Buddhist residents, and of that small sample the vast majority are
employed; many in specialist well paid fields of work.
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Figure 177
Income by Religion (Source: Newham Household Survey 2009)
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Figure 178 indicates households which had at least one room too few for the needs of its occupants. It
is clear that those in Hindu, Sikh and particularly Muslim households (29%) are more likely to be found
in overcrowded households than Christian or other religion households. This corresponds with these
groups also having more people living in each household.
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Figure 178
Percentage of Overcrowded Households by Religion
(Source: Newham Household Survey 2009)
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Figure 179 compares the affordability of households from the different religious groups based on the
affordability assessment as set out in Chapter 7. Buddhist and Sikh households are the most likely to be
able to afford market housing, while over 50% of Muslim households and over 40% of households with
no religion can afford only social rent.

Figure 179
Household Affordability (Source: Newham Household Survey 2009)
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Housing Requirements of Older People
8.45

For the purposes of this section we will define an older person as someone who is over the age of 60
years. Some questions within the Newham household survey were only directly relevant to the
respondent, and under these circumstances we will only use the results from respondents aged 60
years or over. For other questions the households as a whole are the most relevant source of
information and under these circumstances we will use the categorisation outlined below:




8.46

All older: At least one person in the household is aged 60 years or over and no-one in the
household is aged under 50 years
Some older: At least one person in the household is aged 60 years or over, but at least one
member of the household is aged under 50 years
None older: No member of the household is aged over 60 years

The Newham household survey indicated that 16.9% of households in Newham were all older and
another 6.5% contained at least one older member of the household alongside younger members.
19.7% of all respondents to the survey were aged over 60 years.

Current Housing Circumstances
8.47

The Newham household survey indicated that there are significant differences between older and nonolder households in their housing tenure (Figure 180). Almost 40% of all older households own their
home outright and around half are renting in the social sector. Households with no older members are
more likely to be buying their own home, or renting in the private sector.

Figure 180
Tenure by Age Group (Source: Newham Household Survey 2009)
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The majority of residents of Newham are satisfied in their current home and households which contain
older members are more likely to be satisfied than those which do not contain older members (Figure
181).

Figure 181
Satisfaction with Current Home by Age Group (Source: Newham Household Survey 2009)
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Health Problems
8.49

The Newham household survey indicated that 56% of all older households and 47% of households
which contain some older members have at least one member suffering from a self-reported health
problem (Figure 182). This compares with 17% of households which have no older members. Figure
182 shows how these health problems impact on the housing needs of the household. 15% of
households with all older and 11% of households with some older members have their housing needs
affected by the health problems of at least one member of their household. 56% of all older
households and 58% of households with some older members do not currently have their housing
needs, due to health problems, met by their current home. This amounts to around 1,900 homes
across Newham which do not currently meet the housing needs of an older member of the household
due to identified health problems.

Figure 182
Health Problems and Housing Need in Household by Age Group (Source: Newham Household Survey 2009)
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Figure 183 details the nature of health problems experienced by the age of the household where it can
be seen that the most common health problem experienced in both all older and some older
households are walking and mobility difficulties, while diabetes is more prevalent in some older
households and mental health problems are much more likely to be found in none older or some older
households.
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Figure 183
Nature of Health Problems Experienced (Source: Newham Household Survey 2009)
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8.51

Figure 184 shows that of the households who felt that their current home did not satisfactorily meet
housing needs due to health problems, around 52% of all older and 53% of some older households felt
that their current home could be adapted to meet their needs. However, around 21% of all older
households and 47% of some older households felt that they would need to move to another home,
which was more suitable for their needs.

8.52

Therefore, the majority of those households containing only older persons where their home was not
meeting their housing needs due to a health problem did not need to move to another home.
However, almost half of some older households do need to move – in total this amounted to around
170 households across Newham.

Figure 184
Needs of those Experiencing Difficulties by all Households Whose Home did not Satisfactorily Meet the Health Needs of its Members
(Source: Newham Household Survey 2009)
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Households Wanting to Move
8.53

The Newham household survey indicated just around 17% of households of all older persons and 22% of
households with some older persons felt that they would like to move. This is lower than the 36% with no
older persons who wanted to move (Figure 185).
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Figure 185
Want to Move by Age Group (Source: Newham Household Survey 2009)
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The reasons given for wanting to move were very different for those households with older persons
compared to those with no older persons (Figure 186). The former were much more likely to want to move
because their current home was too large or unsuitable for their needs, they disliked the area or thought
there was a problem with anti-social behaviour. Those with no older persons were much more likely to want
to move because their current home was too small or they wanted a better house.

Figure 186
Reasons for Wanting to Move by Age Group (Source: Newham Household Survey 2009)
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Figure 187 shows that households containing only older persons were more likely to feel that they had
too many rather than too few rooms in their home. This pattern was reversed for households with
some older persons within them, indicating that households with a range of ages require many rooms.
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Figure 187
Too Many or Too Few Rooms by Age Group (Source: Newham Household Survey 2009)
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Finally, Figure 188 compares the affordability of households with all older people with the affordability
of households with some older and none older in Newham based on the affordability assessment as set
out in Chapter 7. This shows that, on the basis of affordability, households containing all older persons
are more likely to only be able to afford social housing than any other household group, but also
slightly more likely to be able to afford market housing than households that contain no older persons.
Households which contain both older and younger members are much more likely to be able to afford
market housing than other household groups.

Figure 188
Household Affordability (Source: Newham Household Survey 2009)
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People with Support Needs
8.57

The respondents to the ORS Newham household survey were asked about health issues for their
households. The questions were designed to discover if the household contained anyone who was
suffering from long-term health problems and to assess the impact of any health problems on the
housing and care needs of that household.

8.58

In total 26,400 households in Newham contained at least one person with health problems. This
represents around 26% of all households. It should be noted that some of the households contained
more than one individual with health issues and therefore the total number of people with a health
problem in Newham stands at 31,200.

8.59

When compared by sub-area it is apparent that the highest proportion of households containing
somebody with a health problem are in East ham (33%), Canning Town (29%) and Plaistow (27%),
whereas figures are as low as 18% in Royal Docks and Stratford & West Ham.

Figure 189
Health Problems by Sub-Area (Source: Newham Household Survey 2009)
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8.60

The main problems identified were walking and mobility problems, diabetes, respiratory problems and
mental health problems (Figure 190).

8.61

The following table forms 3 logical groups:




Mobility, physical and sensory
Mental health and learning disabilities
Limiting long term illness (LLTI) – e.g. diabetics, respiratory etc
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Figure 190
Nature of Health Problems Experienced (Source: Newham Household Survey 2009)
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8.62

Figure 191 shows that around 21.5% of those with a health problem walk using a frame or other aid,
while 15% can walk unaided but are unsteady. Around 6% are wheelchair users, with around half of
these being a total wheelchair user. This shows a significant need for homes to be suitable/adapted to
accommodate the needs of these individuals.

Figure 191
Wheelchair Use by Households with 1+ Members Experiencing Health Problems (Source: Newham Household Survey 2009)
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Figure 192 shows that around 45% of households renting from the council and 37% of households
renting from a Housing Association contain at least one person who has a health problem. Almost 45%
of households who own outright also contain at least one member with a health problem. This tenure
contains many older persons who are more likely to have health problems.
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Figure 192
Households with 1+ Members Experiencing Health Problems by Tenure (Source: Newham Household Survey 2008)
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Care and Support Needs
8.64

Figure 193 shows that of the household members with a health problem, 63% were able to care for
themselves and the remaining 37% (9,766) needed some form of care or support. Figure 194 shows that, 88%
of those persons with care or support needs already had them met. This still leaves 12% (1,350) with some
form of care or support need unmet.
Figure 193
Care Needs of Households with 1+ Members Experiencing
Health Problems (Source: Newham Household Survey 2009)
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Figure 194
Support Needs of Households with 1+ Members Experiencing Health
Problems (Source: Newham Household Survey 2009)
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8.65

Of the 26% of households which contained someone who had a health problem, 9% felt that this was either
caused by or made worse by their current housing while 24% felt that their health problem affected their
housing requirements.

8.66

Of those who do require special housing requirements, 42% felt that their requirements were already met by
their current home, which implies that 58% of households felt that their homes were not currently
adequately adjusted to the health problems of household members. This represents around 4% (3,700) of all
households in Newham.
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Housing Problems and Required Adaptations
8.67

Taking the 4% of households who felt that their house was not adequate to meet the needs generated
by the health problem of persons, Figure 195 shows the major problems identified. These were
climbing stairs, bathing and showering and general mobility. All of which can be linked to issues
associated with mobility and old age.

8.68

Figure 193 shows that of the household members with a health problem, 63% were able to care for
themselves and the remaining 37% (9,766) needed some form of care or support. Figure 194 shows
that, 88% of those persons with care or support needs already had them met. This still leaves 12%
(1,350) with some form of care or support need unmet.

Figure 195
Activities that are Difficult for Household Members with Health Problems
Where Their Needs were Not Met by Their Current Housing (Source:
Newham Household Survey 2009)
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Figure 196
Options for Adaptations for Households with 1+ Members with Health
Problems where the Layout of the Current Home didn’t meet their Health
Needs (Source: Newham Household Survey 2009)
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Figure 197 shows options for adaptations. From those households who stated that their current home
does not satisfactorily meet housing needs due to health problems, 49% thought that their current
home could be adapted to meet their needs; 28% felt that they would need to move to another home
which was more suitable for their needs. Of households who lived in homes where there could be
physical adaptations, the majority would like to see stair-lifts and bathroom adaptations fitted.
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Figure 197
Nature of Adaptations Required for Households with 1+ Persons with Health Problems and Where Their Current Home Required at Least
One Adaptation (Source: Newham Household Survey 2009)
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Just over half of households which contain a member with a health problem said that they were responsible
for making adaptations, but the majority of these, and 44% of all such households felt they would not be able
to afford to make the required changes. Of those who stated that the landlord was responsible the majority
felt that it was unlikely that the landlord would make the adaptations.

Figure 198
Responsibility for Adaptations for Households with 1+ Members with Health Problems where the Layout of the Current Home didn’t
meet their Health Needs (Source: Newham Household Survey 2009)

8.71

Many properties in Newham already have adaptations fitted in them (Figure 199). In particular, around 5.7%
are set up for single floor living, 5.4% have bathroom adaptations and 4.8% have hand/grab rails fitted. In
total around 29% of all properties in Newham have adaptations fitted. This amounts to around 30,300
properties.

8.72

However, it should be noted that there is often a mismatch between those with health problems, who need
adapted properties and those people actually living in adapted properties. It may be that the need for
adapted properties can be used as part of the allocation process for housing to ensure that these properties
are used to their fullest advantage. This is difficult to achieve in practice except for major adaptations for
example to wheelchair standard. This is because most adaptations are individually assessed and are highly
specific to the individual.
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Figure 199
Nature of Current Adaptations Regardless of Whether they are Needed by any Household Member. (Source: Newham Household Survey 2009)
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Finally, Figure 200 compares the affordability of households with support needs with the affordability
of all households in Newham based on the affordability assessment as set out in Chapter 7. This shows
that, on the basis of affordability, almost 60% of households containing someone with support needs
are only able to afford social housing compared to just over 40% of all households. Households with
support needs are also less likely to require intermediate housing.

Figure 200
Household Affordability (Source: Newham Household Survey 2009)
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Households Containing a Wheelchair User
8.74

This section focuses upon the specific housing
circumstances of households who contain at least one
wheelchair user.

Figure 201
Tenure for Household Which Contain a Wheelchair User (Source:
Newham Household Survey 2009)

8.75

The current London Plan policy states that ‘at least
10% of new homes should be designed to be
wheelchair accessible or easily adaptable for residents
who are wheelchair users’. The need for wheelchair
standard homes can arise not only from wheelchair
user, but from people with other mobility problems.

8.76

The household survey contained 21 interviews with
households who contain a wheelchair user. This
represents 1.2% of all households interviewed. In the
weighted sample this equates to around 1,180
households across the sub-region. However, there
may be additional houses that require increased
accessibility or an adapted property but do not contain a wheelchair user.

8.77

Figure 201 highlights that around 75.2% (830) of households which contain a wheelchair user currently rent
from a social landlord, while nearly 23.6% own outright. This group contains many older households who are
more prone to mobility difficulties.

8.78

Many wheelchair users currently occupy larger dwellings, with nearly 42% having 3 bedrooms in their
property. Although it is apparent that 41.9% occupy dwellings with only 1 bed.

8.79

Applying the strict bedroom standard the majority of wheelchair users only require a one bedroom dwelling.
This is because most are either single persons or part of a couple with no other household members. As a
consequence of this, no wheelchair user household was found to be technically overcrowded.
Figure 202
Figure 203
Number of Bedrooms for Household Which Contain a Wheelchair User Number of Bedrooms Required Household Which Contain a Wheelchair
(Source: Newham Household Survey 2009)
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8.80

While there is an identified need for one bedroom dwellings for wheelchair user, there is a clear case
for proving larger dwellings for many. This would allow space for carers to stay with them. However,
there appears to only be a limited case for providing many larger wheelchair adapted dwellings.

8.81

18.6% (220) of the households which contain a wheelchair user feel that their home is not adequately
adjusted to the needs of the user.

8.82

Taking the households who felt that their
home was not adequate to meet the
needs generated by the wheelchair user,
52.5% (115) thought that physical
adaptations would not resolve the needs.
A further 39.9% (86) felt that their
current home could be adapted. No-one
in the survey felt that they would need to
move to another home which was more
suitable for their needs. However, it
should be emphasised that the survey
identified only 21 households which
contained wheelchair users.

Figure 204
Options for Adaptations for Households with 1+ Wheelchair User
where the Layout of the Current Home did not meet their Health
Needs (Source: Newham Household Survey 2009)
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Housing Requirements of Student Households
8.83

Across Newham 2.9% (2,979) of households are made up entirely of students (and no others) and of these:



8.84

1,957 contained nobody aged 25 or above (1.9% of all households in Newham).
1,022 contained household members aged 25 or above (1.0% of all households in Newham).

This section focuses on all student households (and does not include students who are living alongside other
adults or children) and examines how their housing circumstances vary from that of all households.

Current Housing Circumstances
8.85

Figure 205 shows that almost two thirds of all student households contain just one person, which is almost
twice as many as across all households. This could be explained by students living in a multiple occupancy
dwelling and saying that they are a separate household from others living at the property. However student
households are also slightly more likely to contain five or more persons with this being the case for almost
20% of all student households.
Figure 205
Size of household by Student Households (Source: Newham Household Survey 2009)
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The Newham household survey indicated that there are significant differences between all student and all
households in their housing tenure (Figure 206). The vast majority (96%) of all student households are living
in the private rented sector, compared to only 36% of all households. Only 4% live in the social rented sector
and no students own their own home.
Figure 206
Tenure by Student Households (Source: Newham Household Survey 2009)
All households
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The majority (79%) of student households in Newham live in flats, with around half of these living in a
purpose built block and the other half in part of a converted dwelling – this compares to less than 50% across
all households in Newham. A further 21% are living in a terraced house, with no student households living in
detached or semi-detached properties.
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Figure 207
Property Type by Student Households (Source: Newham Household Survey 2009)
All households
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Figure 208 demonstrates that all student households also on average are more likely to have only one
bedroom (73%) than the average across all households (30%). However, they are slightly more likely to
have four or more bedrooms, with around 10% falling into this category. While this largely corresponds
with the number of students living in the households, it would appear that some students may be
sharing or using other rooms in the house as bedrooms.

Figure 208
Number of Bedrooms by Student Households (Source: Newham Household Survey 2009)
All households
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Figure 209 clearly shows how household income of student households varies from household income
of households. Over 60% of all student households have a total income of less than £10,000 compared
to around 47% of all households. However it is interesting to note that over 10% of all student
households have total household incomes of between £40,000 and £60,000, although it should be
remembered that many student households consist of four or more adults.

Figure 209
Income by Student Households (Source: Newham Household Survey 2009)
All households
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Student households are also much more likely to be unsuitably housed, with over 60% falling into this
category. This could include properties that are in major disrepair, households that are overcrowded or
households sharing facilities.
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Figure 210
Unsuitably Housed by Student Households (Source: Newham Household Survey 2009)
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Figure 211 compares the affordability of all student households with the affordability of all households in the
borough based on the affordability assessment as set out in Chapter 7. This shows that, on the basis of
affordability, around half of all student households require social rented properties and a further 47% require
either private rented (29%) or intermediate housing (18%). This is in contrast to all households, where on the
basis of affordability almost 40% require owner occupied housing and only around 2% require private rented
accommodation.
Figure 211
Household Affordability by Student Households (Source: Newham Household Survey 2009)
All households
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Housing Requirements of Young Person Households
8.92

Across Newham 6.3% (6,543) of households are made up entirely of people aged under 25 years and of these:



8.93

1,957 contained all students aged under 25 (1.9% of all households in Newham).
885 were multi-adult households all aged under 25 (0.9% of all households in Newham).

This section focuses on young person households (that is all households that contain nobody aged 25 years or
more) and examines how their housing circumstances vary from that of all households.

Current Housing Circumstances
8.94

It is clear from Figure 212 that the vast majority (almost 60%) of young person households are single person
households, compared to less than 25% of all households. Only around 18% of young person households are
made up of a group of adults which is also the case across all households. It is also interesting that while
young person households are less likely to consist of an adult couple with dependent children they are more
likely to contain a lone parent (13%).

Figure 212
Household Type by Young Person Households (Source: Newham Household Survey 2009)
All households
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Figure 213 shows again that almost 60% of young person households contain just one person, which is
almost twice as many as across all households. In general young person households contain fewer
people than all households, with a further 28% of young person households containing two people and
less than 10% containing 4 persons or more. This is contrast to all households where 30% contain four
or more persons.

Figure 213
Size of household by Young Person Households (Source: Newham Household Survey 2009)
All households
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The Newham household survey indicated that there are significant differences between young person
households and all households in their housing tenure (Figure 214). The vast majority (87%) of young
person households are living in the private rented sector, compared to only 36% of all households. Only
13% live in the social rented sector and no young person households own their own home.
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Figure 214
Tenure by Young Person Households (Source: Newham Household Survey 2009)
All households
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The majority (80%) of young person households in Newham live in flats, with around 34% living in a
purpose built block and 46% in part of a converted dwelling – this compares to less than 50% across all
households in Newham. A further 17% are living in a terraced house, with 3% of young person
households living in detached or semi-detached properties.

Figure 215
Property Type by Young Person Households (Source: Newham Household Survey 2009)
All households
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Figure 216 demonstrates that young person households also on average are more likely to have only one
bedroom (63%) than the average across all households (30%). A further 24% have 2 bedrooms, with only 13%
having three or more bedrooms. This corresponds with the number of people living in the household and so
does not suggest overcrowding within this group.
Figure 216
Number of Bedrooms by Young Person Households (Source: Newham Household Survey 2009)
All households
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Young person households in Newham are less likely than all households to be in paid employment with only
just over 40% being in some form of paid employment, of which around half are in full time paid work.
However, while the majority of young person households are not in paid employment, the majority of these
are students and only 17% are neither working nor students.

Page 172

Chapter 8: Sub-groups

Figure 217
Current Economic Activity by Young Person Households (Source: Newham Household Survey 2009)
All households
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On average young person households have lower comes than the average across all households, with over
50% having incomes of less than £10,000 and 23% having incomes of less than £5,000 compared to 30% and
10% of all households respectively. This reflects the higher number of young person households not currently
in paid employment.
Figure 218
Income by Young person Households (Source: Newham Household Survey 2009)
All households
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Young person households are less likely to be unsuitably housed, with only around 28% falling into this
category compared to 37% of all households.

Figure 219
Unsuitably Housed by Young person Households (Source: Newham Household Survey 2009)
All households
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Figure 220 compares the affordability of young person households with the affordability of all
households in the borough based on the affordability assessment as set out in Chapter 7. This shows
that, on the basis of affordability, over 60% of all young person households require social rented
properties and a further 32% require either private rented (10%) or intermediate housing (22%). This is
in contrast to all households, where on the basis of affordability almost 40% require owner occupied
housing and only around 2% require private rented accommodation.
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Figure 220
Household Affordability by Young Person Households (Source: Newham Household Survey 2009)
All households
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Housing Requirements of Multi-adult Households
8.103

Across Newham 23.8% (24,513) of households are classified as multi-adult households, 6,300 of which also
contain children. Of the 24,513 multi adult households:



16,913 contained just one family, i.e. adult children living with parents (16% of all households in
Newham).
7,600 contained unrelated adults (7.4% of all households in Newham).

8.104

It is also interesting to note that less than 30% of student households are multi-adult households and only
11.6% of multi-adult households consist only of students showing that the majority of multi-adult households
are made up from other adult groups such as young professionals.

8.105

This section focuses on unrelated adults living together in one household (including students), and examines
how their housing circumstances vary from that of all households. It should be noted here that multi-adult
households who are part of one family are excluded from the analysis in this section and from this point
onwards households containing multiple unrelated adults will be referred to as multi-adult households.

Current Housing Circumstances
8.106

Figure 221 clearly demonstrates that multi-adult households are on average larger than all households with
over 70% containing at least three persons, and 30% containing five or more people compared to only 45%
and 18% respectively of all households.
Figure 221
Size of household by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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The Newham household survey indicated that there are significant differences between multi-adult and all
households in their housing tenure (Figure 222). The vast majority (84%) of multi-adult households are living
in the private rented sector, compared to only 36% of all households. The proportion of multi-adult
households in social rent (4%) is particularly small when relative to all households (33%).
Figure 222
Tenure by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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8.108

The majority (61%) of multi-adult households in Newham live in terraced housing, with a further 22%
living in a purpose built flat. While half of all households live in terraced properties, they are more likely
to live in a flat than multi-adult households.

Figure 223
Property Type by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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Figure 224 demonstrates that multi-adult households also on average have more bedrooms in their
property than the average across all households. However, while 55% have at least three bedrooms
only 10% of multi-adult households have four or more bedrooms. As noted above, over 50% of multiadult households contain four or more people indicating overcrowding in many of these households. It
can also be seen that 10% of multi-adult households have only one bedroom.

Figure 224
Number of Bedrooms by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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Multi- adult households in Newham are much more likely than all households to be in paid
employment with almost 70% being in some form of paid employment, of which two thirds are in full
time paid work.

Figure 225
Current Economic Activity by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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Figure 226 clearly shows a marked difference in the household income of multi-adult households compared
to all households. Over half of all multi-adult households have a total income of £40,000 or above and around
13% have incomes of £60,000 or above most likely reflecting joint incomes of several employed adults within
the household.

Page 176

Chapter 8: Sub-groups
Figure 226
Income by Multi-adult Households (Source: Newham Household Survey 2009)
All households
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Multi-adult households are also more likely to be unsuitably housed, with almost 50% falling into this
category. As previously shown, many multi-adult households are living in technically overcrowded conditions.
Figure 227
Unsuitably housed by Multi-adult households (Source: Newham Household Survey 2009)
All households
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Figure 228 compares the affordability of multi-adult households with the affordability of all households in the
borough based on the affordability assessment as set out in Chapter 7. This shows that, on the basis of
affordability, multi-adult households are more likely to require either private rented (10%) or intermediate
housing (30%) than all households. Only around 28% of multi-adult households require social rented housing
on the basis of affordability while this is the case for around 42% of all households.
Figure 228
Household Affordability by Multi-adult households (Source: Newham Household Survey 2009)
All households
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Key Workers
8.114

For the purpose of this report a key worker is defined as somebody who works in the public sector and
also qualifies for key worker housing. In this context those in public sector professions but earn a high
salary, such as doctors and dentists, are not included. In total there were 10,300 key workers in
Newham, contained within 9,100 households. Therefore over a thousand households in Newham
contained more than one key worker.

8.115

The Newham household survey identified whether respondents (or their partners) worked in specific
jobs in the public sector, classified as key worker professions, and these are detailed below (Figure
229). It can be seen that around half of all key workers in Newham are clinical front line NHS staff
(excluding doctors and dentists), and almost a third are teachers or nursery nurses. It should be noted
that those who work in any other public sector profession are not classified as key workers.

Figure 229
Profession of Key Workers in Newham (Source: Newham Household Survey 2009)
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8.116

For analysis purposes, throughout the remainder of this section, all households in Newham have been
classified into five categories depending on their working status; no employees, one key worker (and no
other employee), one other employee (and no other employee), key worker and other employee
(including other key workers), and more than one other employee (no key workers).

8.117

Figure 230 on the following page details how household type differs depending on the working status
of the household. It shows that while a proportion of all households with no employees, one key
worker only, and one other worker only are single person households, this is a higher proportion for
key worker households (50%) while other no or single worker households are more likely to contain
multiple persons and therefore are likely to be worse off. It can also be seen that households which
contain a key worker alongside other employees are more likely to contain children that households
that contain more than one employee but no key workers.
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Figure 230
Household Type by Working Status of Household (Source: Newham Household Survey)
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8.118

Figure 231 examines household income where it can be seen that in general households which contain key
workers on average have higher household incomes than those that do not contain any key workers. This is
true for both households with just one key worker employee (and no others) and multiple employee
households, however incomes in households with more than one worker are markedly higher with over 70%
of households with a key worker alongside another employee having an income of £40,000 or more.
Figure 231
Income by Working Status of Household (Source: Newham Household Survey 2009)
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Current Housing Conditions
8.119

When compared by tenure, key worker households are generally more likely than other households to be
living in owner occupied housing with almost two thirds of households with a key worker and another
employee and 48% of households with just one key worker living in this sector. In fact, households with just
one key worker are slightly more likely to be owner occupiers than households with more than one employee
but no key workers. However, while very few households with more than one other employee live in the
social rented sector, this is the case for almost 30% of households with one key worker, indicating that there
is possibly a divide amongst one key worker households with some being able to afford much more than
others.

Figure 232
Tenure by Working Status of Household (Source: Newham Household Survey 2009)
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Figure 233 indicates that there is little variance between households with different working statuses with
regards to dwelling type, however households which contain key worker(s) are slightly less likely to live in a
flat as opposed to a house than other households.
Figure 233
Dwelling Type by Working Status of Household (Source: Newham Household Survey 2009)
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8.121

A higher proportion of households with more than one employee (key workers or not) live in properties
with 3 or more bedrooms – households with a key worker alongside another worker are the most likely
of all households to have three or more bedrooms at around 60%. However almost two thirds of
households containing only one key worker and no other employees have only one or two bedrooms,
which is a higher proportion than for any other household type.

Figure 234
Number of Bedrooms by Working Status of Household (Source: Newham Household Survey 2009)
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Figure 235 shows while the majority of all households feel that they have about the right number of
rooms, key worker households are more likely than other households to feel that that had too few
rooms.

Figure 235
Too Many or Too Few Rooms by Working Status of Household (Source: Newham Household Survey 2009)
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Figure 236 indicates households which had at least one room too few for the needs of its occupants. It
is clear that those with both single (22%) and multiple employees (21%) that are not key workers are
more likely to be overcrowded than households which contain key workers or no employees at all.
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Figure 236
Percentage of Overcrowded Households by Working Status of Household
(Source: Newham Household Survey 2009)
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When asked how satisfied they are with their current home, the majority of all household stated they were at
least fairly satisfied. Households with more than one employee are slightly more likely to be very satisfied
than household containing only one employee, however while around 93% of households with just one key
worker and no other employee are satisfied, this is only the case for 83% of households with a key worker and
another employee. Therefore there does not seem to be a clear difference between households containing or
not containing key workers in their satisfaction of their home.
Figure 237
Satisfaction with Home by Working Status of Household (Source: Newham Household Survey 2009)
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8.125

The Newham household survey indicated that almost 45% of households with a key worker and
another employee want to move, which is a higher proportion than other multiple employee
households not including key workers (37%). Household’s with just one key worker and no other
employees, although less likely to want to move than multiple employee households, are also more
likely to want to move (34%) than households with just one other employee (32%) or households with
no employees (29%).

Figure 238
Want to Move by Working Status of Household (Source: Newham Household Survey 2009)
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Figure 239 shows that of the households that want to move households a higher proportion that
contain no or only one employee expect to move to somewhere else within the same neighbourhood
than households with more than one employee. It can also be seen households which contain more
than one other employees are markedly more likely to expect to leave Newham and London than
households containing key workers, with over 40% expecting to move to areas of the UK outside of
London or abroad.

Figure 239
Desired Destination of Move (Source: Newham Household Survey 2009)
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Sexuality
Lesbian, Gay and Bisexual Households
8.127

The respondents to the ORS Newham household survey were asked about their sexuality to ensure that the
survey complied with the six strands of equality. Figure 240 shows the responses which were obtained, with
17 respondents declaring that they were either gay, lesbian or bisexual. When weighted, these respondents
account for over 750 households in Newham. However, owing to the small sample size and lower selfreporting amongst certain socio-economic and ethnic groups, these results should be treated with caution.
Figure 240
Sexuality (Source: Newham Household Survey 2009)
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While this is a small number of cases, the data does highlight the general circumstances of gay, lesbian and
bisexual households. The following section briefly outlines the housing circumstances of gay, lesbian and
bisexual households in Newham.
Current Housing Conditions

8.129

When compared by tenure gay, lesbian and bisexual households are more likely to be found in owner
occupied housing with a smaller share in social and private rented housing.
Figure 241
Tenure by Sexuality (Source: Newham Household Survey 2009)
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8.130

Gay, lesbian and bisexual households are also more likely to have higher household incomes, with 45%
having incomes of £40,000 or more per annum (Figure 242).

Figure 242
Income by Sexuality (Source: Newham Household Survey 2009)
All households
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Gay, lesbian and bisexual households in Newham are typically smaller and, as shown above, wealthier.
This is reflected in only 5% being assessed as unsuitably housed compared with the 37.6% of all
households in Newham who are unsuitably housed.

Figure 243
Unsuitably Housed by Sexuality (Source: Newham Household Survey 2009)
All households
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When looking at the affordability profile of existing households, gay, lesbian and bisexual households
are much more likely to be able to afford owner occupation, with over 75% being able to afford to own
compared to only 40% of households in Newham.

Figure 244
Income by Sexuality (Source: Newham Household Survey 2009)
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Community Forum Areas
8.133

This section summarises the information provided throughout the report for the nine community
forum areas of Newham. All charts relating to community forum areas throughout the report are
reproduced at the end of this section.

Beckton
8.134

Beckton has lower levels of migration in comparison to the other community forum areas. The
Newham Household Survey 2009 demonstrates that 1,000 Newham in-migrant households moved to
Beckton within the last 3 years, while 625 households resident in Beckton expect to migrate out of
Newham within that time.

8.135

On average, households in Beckton have lower levels of income in contrast to other sub-areas of
Newham. Beckton has a higher percentage of households with incomes of less than £15,000. (51.1%).
Beckton also has a lower amount of households earning over £40,000 with 15.8% falling into this
category.

8.136

In Beckton the highest proportion of property type is houses, which accounts for 57.1% of all dwellings.
Purpose built flats accounts for 39.9% and converted dwellings 3% (165) - which is the smallest
proportion of all the community forum areas.

8.137

Beckton has the lowest proportion of dwellings owned outright, with just 4.1% of all properties, in
comparison to the average of 12.7% for Newham. 52.2% of dwellings in Beckton are socially rented
which is considerably higher than the Newham average of 32.5%.

8.138

Despite having an above average proportion of tenure socially rented and a below average owned
outright, Beckton has the lowest percentage of established households in unsuitable housing. 25.3%
are unsuitably housed within Beckton whilst the figure for all households in Newham is greater at
37.6%. Beckton has the least number of HMOs at only 206 properties.

Canning Town
8.139

Canning Town attracts more in-migrant to Newham than any other community forum area with 3,200
migrants accounting for 18.7% of all in-migration to Newham.

8.140

Compared to other community forum area, Canning Town has fairly high values of income, with 45% of
households earning over £20,000, 13.4% of which earn between £40,000 and £60,000 and 6.8% earning
over £60,000.

8.141

Approximately 23.9% of households in Canning Town are owner occupied, with 6.5% owning property
outright and 17.4% owning property with a mortgage. Socially rented properties are the most common
tenure with almost 43.2% dwellings and a further 32.9% of properties are privately rented.

8.142

In Canning Town the highest proportion of property type is houses, which accounts for 53.5% of all
dwellings. Purpose built flats constitutes for 39.5% and converted dwellings 7% (1,222). Many
households occupy houses in multiple occupation (HMOs). 1,450 dwellings in Canning Town are in
multiple occupation.

Page 186

Chapter 8: Sub-groups

East Ham
8.143

62% of the housing stock in East Ham comprises of houses, which is the highest for all the community
forum areas. 20% comprises of purpose built flats, and 18% converted dwellings (3,907).

8.144

East Ham has the highest proportion of owner occupied dwellings in the sub-region with 43%, of which
21% are owned outright and 22% are owned with a mortgage. The rented sector accounts for 57% of all
dwellings in East ham, of which 33.5% are rented privately and 23.5% are socially rented.

8.145

East Ham has a high proportion of households living overcrowded conditions. It can be obtained that
on average 19.1% of households live in these conditions which is above the 17.5% average for
Newham. 1,842 dwellings in East Ham are in multiple occupation.

8.146

As well as a figure for overcrowding that exceeds the average, there is also a high proportion of
households that are unsuitably housed within East Ham. Many factors can constitute as unsuitably
housed, although accommodation too expensive, overcrowding, major disrepair and support needs are
among the most common. In total, 9,800 households within East Ham are considered as unsuitably
housed. This is the second highest percentage for the community forum area (43.5%).

8.147

In addition to this, East Ham has the highest percentage of households considered to have health
problems in the community forum area. Around 32.8% of all households in East Ham suffer with health
problems which is greater than the average of 24.7% for all households. Long term and limiting
illnesses can impact on the housing needs of households and is therefore an important consideration to
the housing strategy.

Forest Gate
8.148

44.5% of the housing stock in Forest Gate is housing, whilst 31.3% comprises of purpose built flats and
the remaining 24.2% (2,833) is made up of converted dwellings. Of this property mix, 37.6% are owned
occupied, 30.8% are social rented and 31.6% are private rented.

8.149

There are 1,357 dwellings in Forest Gate that are in multiple occupation.

8.150

Forest Gate witnessed fairly high levels of in-migration with 2,550 migrant households to Newham
entering Forest Gate, which accounted for 14.8% of all in-migration and the third highest in the
community forum areas. There are 1,900 migrant households expecting to leave Newham who
currently live in Forest Gate.

8.151

The proportion of households earning below £40,000 is low in comparison to other community forum
areas.

8.152

The proportion of households that are unsuitably housed in Forest gate (29.8%) is lower than the
average for all the community forum areas (37.6%).

Green Street
8.153

Green Street has the lowest in-migration to Newham of all community forum areas. There were just
300 in-migrants in the last 3. However, even with the lowest migration, Green Street still follows the
trend of higher in-migration than out-migration; 225 migrants expecting to leave Green Street.

Page 187

Newham Housing Market Assessment 2010
8.154

Green Street contains a relatively high quantity of houses, which accounts for 62% of all dwellings.
Purpose built flats constitutes for 19% and converted dwellings 19% (650). Of these differing property
types, 39% are owner occupied, 25% social rent and 36% private rent.

8.155

Only 319 dwellings in Green street are in multiple occupation which is very low compared to other
community forum areas.

8.156

Residents of Green Street are less likely to want to move than any other community forum areas. 27%
of households in Green Street stated that they wish to move which is lower than other community
forum area.

Manor Park
8.157

Manor Park has more expected out-migrant households than actual in-migrant households which is
unique to the community forum areas within Newham. 2,200 households expect to leave Manor Park
and Newham. There were 1,300 in-migrant households, with the results for Manor Park probably
reflecting its geographic location close to the Northern and Eastern boundary of Newham.

8.158

Manor Park has 19.8% of households with incomes of £10,000-£15,000 which is the highest for all the
sub-areas. Conversely Manor Park has lowest proportion of households earning £40,000+ with 14.8% of
household being in this category.

8.159

The majority of properties are houses, with 18.5% of stock comprising purpose built flats and 23.7%
(2,852) converted dwellings. 1,469 dwellings in Manor Park are in multiple occupation.

8.160

Manor Park has the highest proportion of households living in overcrowded conditions (24.8%) in
comparison to the average for all the community forum areas (16.9%).

8.161

37.4% of households in Manor Park desire to move. This is the highest proportion of all community
forum areas.

8.162

Even with the highest proportion of overcrowded households, the household survey indicates that the
amount of households housed unsuitably is 37%, similar to Newham average of 37.6%.

Plaistow
8.163

Plaistow has lower levels of income in comparison to other sub-areas of Newham. 17.3% of
households have incomes of over £40,000 in comparison to the community forum average of 19.2%.

8.164

Frequent to the majority of the community forum areas in Newham, houses are the most common
property type with 58.7% of all dwellings in Plaistow. 24% are purpose built flats and 17.3% (1,816) are
converted dwellings. Of these, 34.5% are social rented, 32.5% owner occupied and 33% private rented.

8.165

There are 1,057 dwellings in multiple occupation in Plaistow.

8.166

The household survey results show that there was a high percentage of overcrowding in comparison to
the other community forum area at 19.7% of households.

8.167

Plaistow has the highest proportions of households aspiring to move at 39.2% of all households.
Plaistow also has the highest percentage of households currently situated in unsuitable housing. 47.6%
are considered to be inappropriately housed. Many factors can determine unsuitable housing one of
which is support needs, where someone in the household may have long-term illness and potentially
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has problems with bathing or showering or preparing food because of the homes layout, or may need
additional help.
8.168

In conjunction to this, Plaistow also has the highest proportion of households who are considered to
have health problems of some degree. 47.6% of households consider themselves to be in this situation.

Royal Docks
8.169

Royal Docks has the highest average household income of all community forum areas in Newham.
26.6% of households earn over £40,000 where the average for all the sub areas is 19.2%. Royal Docks
also has the highest percentage (12.6%) of households earning £60,000+ where the average over all
community forum areas is 6.1%.

8.170

Royal Docks is the only community forum area which has a greater proportion of purpose built flats as
opposed to housing. 68.6% of all dwellings in Royal Docks are purpose built flats, 24.7% housing and
6.8% (342) converted dwellings. Of this, 40.7% are privately rented, 33% are social rent and 26.4% are
owner occupied. There are only 286 dwellings in multiple occupation in the Royal Docks area which is
one of the lowest figures across the community forum areas.

8.171

Royal Docks has the lowest proportion of overcrowded households, with 12.4% of all households being
overcrowded, where the average across Newham is 16.9%.

8.172

Households within Royal Docks are the most satisfied households in Newham, with 83% of households
expressing that they were either very satisfied or fairly satisfied with the current home. Conversely,
there is a high percentage of households who desire to move (37.5%).

8.173

Royal Docks has the lowest proportion of households with perceived health problems with 18.2%
having a perceived health problem.

Stratford and West Ham
8.174

Stratford and West Ham has a high level of in-migration, with 2,950 in-migrants households entering
Newham in the last three years. There are expected to be 2150 out-migrants households in the next
three years.

8.175

There is relatively high levels of household income in Stratford and West Ham with the highest
proportion of households (19.3%) having incomes of £40,000-£60,000 in the community forum areas.
It is also the second highest for households income of £40,000+ in total.

8.176

There are marginally more houses than purpose built flats in Stratford and West Ham with 39.2% and
37.5% respectively and 23.3% (3,395) converted dwellings. Of these, 42.1% are private rented, 35.5%
social rented and 22.5% are owner occupied.

8.177

Stratford and West Ham have the largest proportion of houses in multiple occupation in Newham, with
2,300 dwellings

8.178

Stratford and West Ham has the second highest proportion of households unsuitably housed with
47.5% considered as being unsuitably housed.
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Figure 245
In and Out-Migrant households to Newham by Sub-Area (Source: Newham Household Survey 2009)
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Figure 246
Household Income by Sub-Area (Source: Newham Household Survey 2009)
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Figure 247
Percentage of Households in Specific Income Bands (Source: Newham Household Survey 2009)
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Figure 248
Property Type by Sub-Area, (Source: Newham Household Survey 2009)
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Figure 249
Tenure by Sub-Area (Source: Newham Household Survey 2009)
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Figure 250
Proportion of Households Overcrowded by Sub-Area (Source: Newham Household Survey 2009)
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Figure 251
Satisfaction with Current Home by Sub-Area (Source: Newham Household Survey 2009)
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Figure 252
Want to Move by Sub-Area (Source: Newham Household Survey 2009)
Newham
Beckton
Canning Town
East Ham
Forest Gate
Green Street
Manor Park
Plaistow
Royal Docks
Stratford & West Ham
0%

5%

10%

15%

20%

Page 192

25%

30%

35%

40%

45%

Chapter 8: Sub-groups
Figure 253
HMOs by Sub-Area (Source: Newham Household Survey 2009)
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Figure 254
Proportion of Established Households in Unsuitable Housing by Sub-Area (Source: Newham Household Survey 2009)
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Figure 255
Health Problems by Sub-Area (Source: Newham Household Survey 2009)
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Summary of Key Points
BME Households


The 2001 Census states that BME households make up a little over 56% of the total households in Newham. This includes
7% who are White but not White-British. The 2009 household survey indicated that this figure had risen to 74%, a growth
that has occurred across all ethnic groups, particularly among the Other White population which has increased by more
than 50% and the Asian ethnic group which has increased by 40%.



White British and Asian households are more likely to be owner occupiers and to be found in houses as opposed to flats
while Black and Mixed households more likely to be found in the social rented sector and in purpose built flats.



Other White and Other Ethnic Group households have higher household incomes than other groups and the Mixed and
Black ethnic groups have the lowest incomes. However on the basis of affordability there is little difference between BME
households and all households.



All BME groups are more likely to be found in overcrowded households, particularly Asian households. BME groups are
also more likely to be have a serious problem with the condition of their dwelling.

A12 Migrant Workers


The household survey found that 8.6% of respondents were from one of the ‘A12’ recent accession states from Eastern
Europe. Almost 30% of migrant workers in Newham live in Stratford and West Ham and a further 20% in Canning Town.



A12 migrant worker households have slightly higher levels of household income than the population as a whole with only
around 40% earning below £20,000 compared to around 58% for all households.



91% of A12 migrant worker households living in private rented accommodation compared to only 35% of the whole
population.



Almost 60% of A12 migrant worker households are living in housing that is unsuitable for their needs; this is significantly
higher than for the population as a whole (37.6%).



Of those who want to move only around 150 (1.6% of all migrant worker households) plan to move abroad.

Religion


The household survey showed just over half of the population were Christian; while almost a quarter was Muslim and 8%
was Hindu.



Christian, Buddhist and no religion households tend to be smaller, while Hindu, Muslim and Sikh households are more
likely to contain 5 or more people. However, Christian households are the most likely group to live in the social rented
sector while Sikh households have the highest rate of owner occupation.

Older Persons


16.9% of households in Newham were all older households and another 6.5% contained at least one older member
alongside younger members. 19.7% of all respondents to the survey were aged over 60 years.



Over 40% of all older households own their home outright. However, it is worth noting that around half of Newham’s
older person households live in the social rented sector.



56% of all older households and 47% of households which contain some older members have at least one member
suffering from a self-reported health problem. These are mainly walking or other mobility difficulties.



56% of all older households and 58% of households with some older members do not currently have their housing needs,
due to health problems, met by their current home. Of those who felt this way around 52% and 53% of some older
householders felt that their current home could be adapted to meet their needs.
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People with Support Needs


26,400 households living in Newham contained at least one person with a health problem; this accounts for 26% of all
households. Some households contain more than one person with a health problem and the total number of people with
a health problem stands at 31,200. There are particularly high numbers in East Ham and Canning Town.



The most common problems are walking or mobility difficulties and 21.5% use a frame or walking aid and around 6% are
wheelchair users (half of which are total wheelchair users). Therefore there is a significant need for homes to be adapted
to accommodate the needs of these individuals.



Around 45% of households renting from the council contain a member with a health problem. This is also the case for
those who own outright but as this tenure contains a disproportionately high number of older persons this is not
surprising.



Of those with a health problem 63% were able to care for themselves. Of those who required support 88% appear to have
their needs met. 12%, therefore, have their needs unmet.



58%of households with special housing requirements (4% of all households) felt that their home was not currently
adequately adjusted to the health problems of household members.



The majority of households containing a wheelchair user technically require a 1 bed dwelling, but may prefer a larger
dwelling to allow for extra space and for carers.

Student Households


There are nearly 3,000 student households in Newham, with 96% being found in the private rented sector.



Newham contains many households with students aged over 25 years, indicating that many of the students are postgraduate or mature students.



Overcrowding and unsuitably housed levels amongst student households are comparatively low.

Young Households


6.3% of household contain no-one aged 25 years or over. Of this group the majority are not student households are
instead single persons or lone parents.



87% of young households live in the private rented sector and the majority have household incomes of less than £10,000
per annum.

Multi-Adult Households


7.4% of households in Newham contain unrelated members living together.



The majority of these households live in houses, not flats, in the private rent sector. Household income for multi-adult
households is typically much higher than the average household income across Newham.

Key Worker Households


9,100 households in Newham contain a Key Worker. Key Worker households typically have higher household incomes and
are likely to live in larger dwellings. .

Sexuality


The household survey indicates that around 750 households in Newham contain a member who is gay, lesbian, bisexual or
transsexual. The households are on average wealthier and more likely to occupy market housing.
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Issues
Limitations of a SHMA
A SHMA is a nationally prescribed framework that local authorities must produce as part of the
evidence base to support the LDF development process. The purpose of a SHMA is to form part of a
wider evidence base for the development of housing and planning policies, which must be
considered alongside other important factors such as the viability of delivering affordable housing,
land availability, and local sustainability factors including the creation of mixed and balanced
communities with a range of housing tenures and sizes to ensure communities thrive. Therefore, a
SHMA cannot be used in support of development applications, as it does not set housing policy. A
SHMA provides part of the evidence needed to inform policy development, and other factors are
equally important in the policy development process.

Key Findings
Employment

9.1



Approximately 31,324 people both live and work in Newham representing 38% of all those
living in the area who have a job, with the remaining 62% working out of the borough.



In total, 68% of Newham residents who have a job work somewhere in the East London subregion.



48% of the Newham workforce also live in Newham, indicating that most people who work in
the borough commute from other areas, largely from within the East London sub-region.

This indicates that the East London sub region housing market and employment market works in a
sub-regional context, when viewed with Newham as the focus.

Migration
9.2

Migration data shows that net domestic in-migration to Newham largely comes from Tower Hamlets
and Hackney, and smaller amounts from other London boroughs including Westminster, Camden,
Haringey and Islington.

9.3

Domestic net out-migration from Newham largely goes to the outer East London boroughs of
Redbridge, Barking and Dagenham, Havering, and also parts of Essex including Thurrock, Basildon and
Castle Point.
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9.4

Newham continues to be a popular destination for new international migrants, with 20,700 new NI
numbers issued to non-UK nationals in 2007/08. This figure relates only to new employees and does
not include any of their dependents.

9.5

The relatively low rents in the borough combined with the high numbers of flat conversions, houses in
multiple occupation and the considerable size of the private rent sector means Newham is attractive
to new migrants. The mobility of the migrant population results in relatively high levels of population
churn.

9.6

Of those who have moved into Newham in the year prior to the survey almost 60% previously lived
elsewhere in London, 18% came from other parts of the UK and almost 25% came from abroad.

Flat Conversions
9.7

Since 2001 the proportion of flats in a converted dwelling has doubled from 8.4% of total stock to
16.8%. Over the same period the proportion of houses has reduced from 59.6% to 52.4%. Therefore,
it is appears that many larger houses have been converted into smaller units since 2001.

9.8

The highest proportion of converted dwellings (around a quarter of stock) are in Forest Gate, Manor
Park and Stratford and West Ham, while Beckton, Canning Town and Royal Docks have relatively few
converted dwelling.

Dwelling Size
9.9

Approximately 52% of dwellings across the entire borough are houses as opposed to flats (almost
entirely terraced). Of the flats, 31% are purpose built and around 17% are part of a converted house.

9.10

One and two bed dwellings make up 58.5% of Newham’s total housing stock, three bed dwellings
make up 34.7%, while dwellings containing four or more bedrooms comprise 6.8% of total stock.
Taking into account that 17% of all flats in the borough are in a converted house, this indicates that
the majority of larger, older houses (pre1945) in the borough have been converted into smaller flats
and bedsits.

9.11

The household survey reveals that 45.8% of households expecting to move from Newham to another
London borough would want a three bedroom dwelling. Looking at all households expecting to move
either within Newham, out of Newham to another London borough, to another part of the UK, or
abroad, 35.7% would want a three bedroom dwelling, and approximately half of all households
expecting to move would want three bedrooms or more. Interestingly, just over half of all
households expecting to move within Newham would want a one or two bed property (53.1%).

Tenure
9.12

Since 2001 the proportion of owner occupiers has significantly decreased from 43.7% of total stock to
32.2%. Over the same period the proportion of privately rented houses has increased from 19.9% to
35.3%, over a third of the total housing stock. This shows that owner occupiers are leaving the
borough and that their vacated properties are being purchased by investor buy-to-let landlords.

9.13

This points to buy to let landlords purchasing many of the properties which have come into the
market. At a time when house prices were rising rapidly buy to let investors were often able to
compete more effectively than individual householders for available properties.
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9.14

The growth in the buy to let market is likely to have been supported by migrant workers and young
employees who are unable or unwilling to access owner occupation, but who are able to afford to pay
the necessary rents.

9.15

At approximately 30%, Newham has the tenth highest affordable housing stock out of the 32
boroughs and the City (London average is 23%, London highest is Hackney at approximately 48%). It
is important to note that this figure does not include housing benefit supported private rent
households. Housing benefit supported private rent is discussed in greater detail in the Housing
Benefit section of this chapter.

Satisfaction with Home and Expectation to Move
9.16

The household survey revealed that 87% of households in Newham are satisfied with their current
home.

9.17

Owner occupiers are much more likely to be satisfied with their home with less than 5% expressing
dissatisfaction compared to around 13% in the social rented sector and just over 10% in the private
rent sector.

9.18

The survey revealed that 32% of households across Newham reported that they wanted to move,
with the remaining 68% being content to remain in their current property.

9.19

Households in Manor Park, Plaistow and Royal Docks are more likely to want to move than
households in other sub-areas with over 37% of households stating this to be the case. In contrast,
only 27% of households in Green Street want to move.

9.20

Approximately 12% of all households in Newham would like to move because their current property is
too small. This is the number one reason why people wanted to move, with ‘dislike the area’
accounting for approximately 4% of households wanting to move.

9.21

Of those households expecting to move:


24% expect to remain in the same neighbourhood



31% expect to move to others areas of Newham



20% expect to move to another part of London; and



26% expect to leave London, with some of these moving overseas

9.22

Of the 20% expecting to move from Newham for another part of London, 30% expect to move to
Redbridge and 21% to Barking and Dagenham.

9.23

Of the couples with children wishing to move out of Newham, approximately 18% wish to do so to
move to a different school catchment area, while approximately 42% plan to leave because their
current home is too small.

Housing Benefit
9.24

Across all households in Newham the survey identified approximately 33,000 households in receipt of
housing benefit. This represents approximately one third of all households in Newham, and is
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markedly above the London average of approximately 22%. Newham has the second highest
proportion of households in receipt of housing benefit in London, second to Hackney at
approximately 39%.
9.25

Nearly three quarters of all social tenants in Newham receive housing benefit, indicating that the
majority of households in social housing are not able to afford to live in any other tenure.

9.26

Of all households in Newham who rent in the private sector, 27% are in receipt of housing benefit.
This indicates that the majority of private rent households receive no help, and is likely to be occupied
by migrant workers and young employees who cannot afford to buy, but who are able to meet their
own rent costs.

Houses in Multiple Occupation
9.27

The household survey reveals that there are approximately 32,000 households in the private rent
sector (approx. 32% of total stock), and that around 10,300 (32%) of these meet the 2004 Housing Act
definition of a HMO.

9.28

Most HMOs are to be found in Stratford & West Ham, East Ham, Manor Park and Canning Town.

Housing Market Dynamics
9.29

The ORS model rigorously tests housing ‘requirements’ through employing a number of scenarios that
reflect conditions in Newham. The assessment shows that 39% of all units required are family units.
The assessment also shows that there is a high social housing requirement for London in general and
East London in particular, from which Newham is not immune. This is in line with the findings of the
London Housing Market Assessment carried out by the GLA.

9.30

Notwithstanding the use of the word ‘requirement’ the Newham SHMA does not determine what the
mix and tenure of housing should be. Rather it signals what the level of need currently is and how this
breaks down by size, tenure and over time. This data should be regarded as evidence to be
considered alongside other important factors in determining what an appropriate policy response is.

In Conclusion
9.31

This Strategic Housing Market Assessment has identified a number of current challenging issues that
require the housing and planning authorities of Newham to work together with the development
industry, housing associations, delivery agencies and funders to deliver the housing required across
the whole housing market and to find a range of solutions to address housing needs, balanced with
the sustainable objective of creating mixed and balanced communities.

9.32

Joint working will be needed to design effective policy frameworks, address the delivery of new
housing, provide the choice, tenure and mix of housing required and maintain and manage the
existing stock. There are also some opportunities to address issues on a sub-regional basis and these
are considered as part of the wider East London SHMA.

9.33

This SHMA fulfills the requirements of PPS3 – Housing, and provides a sound piece of evidence to use
as part of the policy formulation process, in conjunction with the wider sustainability issues raised in
PPS3 such as the creation of mixed and balanced communities, and the matters outlined in PPS1 –
Delivering Sustainable Development, and other evidence including local circumstances.
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Appendix A: Stakeholder Involvement
Introduction
A.1

PPS3 and SHMA Practice Guidance require that SHMAs are undertaken in such a way as to
involve stakeholders. This section is an account of the stakeholder involvement undertaken for
Newham during the SHMA process. The consultation process involved 2 themed workshops
and contact with individual stakeholders. ORS conducted the Newham SHMA at the same time
as the East London Sub-regional SHMA and some of the sub-regional stakeholder consultation
has direct relevance to the Newham SHMA. In particular, investigating intermediate housing,
the 2012 Olympics and the impact of student housing requirements has informed both
projects.

A.2

At the time of writing consultation on the SHMA draft report is still to be undertaken and an
account will be added to this section when it is complete.

Stakeholder Workshop 5th November 2009
A.3

25 people attended this workshop. In addition to officers from the borough of Newham and
neighbouring boroughs, amongst the organisations represented were:


The Home Builders Federation;



The Olympic Delivery Authority;



The Metropolitan Police;



RSLs;



Estate and Letting agents;



Planning consultants.

A.4

Papers were given by Newham’s Principal Policy Planner and ORS to ensure that stakeholders
were aware of the aims of the SHMA and their role in its delivery. ORS then presented some
preliminary findings describing what factors are driving the housing market and some key
characteristics of Newham’s housing offer. In particular information was presented regarding
domestic and international migration, the tenure distribution of its housing stock and
household income. This was important context for the themed discussion that followed.

A.5

Questions and initial contributions given by attendees included:


Questions regarding household survey methodology;



Questions and thoughts regarding the tie up between the SHMA and the Strategic
Housing Land Availability Assessment (SHLAA);
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A.6



Impact of infrastructure improvements and the Olympics 2012;



Questions regarding un-occupied and under-occupied housing.

Attendees then participated in 4 themed workshops (A-D). Discussion on each topic is
summarised under each heading.

Workshop A: What are the barriers and opportunities for new housing in Newham?
Key issues: Economic prospects, site availability, planning requirements, consumer demands, design
issues
A.7

It was identified that main barriers were to do with confidence i.e. the combined effects of the
recession and the image of East London as a place to invest. Some perceived Newham as a
place for higher earners to leave.

A.8

Contributors felt that aside from the Olympic related regeneration there were plenty of sites
available the problem was that land values were depressed due to lack of investor confidence.
However there was concern that delivery of housing from the Olympic village would affect the
rest of the market and this may result in investors holding back on other sites.

A.9

The quality of housing within the Olympic village was felt to be an unknown quantity at this
time.

A.10

However, overall it was felt that the combination of the Olympics and improvements to the
transport infrastructure would make an invaluable contribution to making Newham a more
attractive place to live and help the aim of retaining households to achieve a better social mix.

Workshop B: Homes: What do we need? What do we want? What do we aspire to?
Resident profile – what different needs exist – older people – disability needs – Lifetime homes financial constraints – space standards – links between housing and employment – who wants
homes in Newham?
A.11

It was felt that the policy aspiration should be to make Newham an attractive place to live work
and stay. Critical to this is to provide larger family homes and to move the balance of new
housing in this direction and away from flats. It was noted that this approach was also an aim
of the Olympic Village and Stratford City Master-plan. Some felt that planners should pursue
policies of resisting the conversion of houses into flats. Others felt that this process meant that
there was a greater demand for flats and should not be ignored. Others recognised that even if
houses were not converted there would still be multi occupancy of housing that amounted to
the same thing.

A.12

There was support for the London Mayor’s proposal to increase the maximum income limit for
intermediate housing. Many felt that there was not enough social housing and that access to it
should be based upon the ability to pay although it was recognised that this was an issue for
national policy.

A.13

Attention was drawn to the need for additional ‘extracare’ and supported housing for many
groups of residents.
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A.14

It was also felt that the transport links and improvements were critical to the future success of
Newham.

Workshop C: Living in Newham: what are the ingredients to successful places?
What’s needed to make successful places? Schools? Community Facilities?
A.15

Many stakeholders felt that it was the lack of suitable housing was as important as schools and
other facilities

A.16

It was also considered that there was a shortage of hotels in the area and as a result housing
accommodation was being used as serviced apartments for temporary residents.

Workshop D: How can we make better use of our existing housing in Newham?
Role of the rental sector in Newham, leasing schemes, advantages/disadvantages, How can
Landlords, Developers, RSLs and Local Authorities work together to deliver growth in this tenure?
Which household types in particular might be a market for this growth in supply? What are the
barriers to achieving growth? What is the market telling us? What impact might the arrival of the
institutional investor have on the sector? What can be done to assist the sector to provide decent
affordable housing for lower income households? At what point is buy to let still feasible for the
small landlord/investor?
A.17

Attention was drawn to the significant number of empty homes in Newham and attendees
asked about the point at which the Council would intervene.

A.18

Most agreed that there was unmet demand for family homes. It was considered that small
landlords were still active in the market and that the demand existed to underpin further
growth in the private rented sector.

A.19

Issues raised in workshop ‘A’ were revisited here.

A.20

In addition it was noted that housing in London is not occupied by the household groups that
would be expected. This is partly due to investment decisions made by private landlords and
the sub-sector of the private rented sector that they operate in. Generally the growth of the
private rented sector is assured as home ownership becomes less affordable. It was also noted
that the market for new and second hand were very different.

A.21

There was a general view that the distinction between tenures was becoming blurred as market
housing could be for sale or rent, and home ownership could be achieved through an
affordable route in the form of shared ownership.

Conclusion
A.22

Following the workshops the facilitator asked attendees about the key messages to bring to the
attention of Newham Council. Contributions were:


If you want people to stay in the borough you need to sort out the schools and make it a
safer place to live;
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There is a pressing need for more family houses and fewer flats;



Newham badly needs more aspirational housing to build upon the interest in the area
from the Olympic Games;



New homes should be safe and well designed;



Newham’s poor image is partly down to the media’s portrayal of it and the Olympic
Games and other regeneration projects might change that;



Newham has a young population and you should work with it.

Stakeholder Workshop 22nd February 2010
A.23

A further workshop was held as part of a day-long event for Newham’s stakeholders. The
purpose of the event was to provide stakeholders with an opportunity to receive reports and
give feedback on a variety of topics central to Newham’s Core strategy. In addition to a
presentation summary on headline outputs from the SHMA attendees received reports
concerning the SHLAA, Infrastructure Planning, Flood Risk and ??????

A.24

Approximately 70 people attended. In addition to organisations present at the November
workshop the following organisations were represented

A.25



The GLA



The East London Business Alliance



Stratford Renaissance partnership



Thames water



The London Development Agency



English Heritage



Westfield UK



London City airport



Asda



Newham University NHS trust



The University of East London



Community groups, faith groups and groups concerned with local history, culture and
the environment.

Following presentations discussion groups formed and the group that focussed on the SHMA
considered 4 topics;


The Private Rented Sector



Affordable Housing



Housing Provision
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Special Needs

The Private Rented Sector
A.26

Stakeholders stressed the high levels of illegal conversions of family housing taking place. They
considered that there was a lack of effective anti-conversions policies.

A.27

They said that there is a significant number of houses in multiple occupation (HMO).

A.28

It was believed that surveys are likely to underestimate the growth of the private rented sector
and stakeholders wondered about the spatial concentrations of private rented sector housing.

A.29

ORS explained that it uses the same definition of a HMO as in Housing Act and data had allowed
the size of the private rented sector to be estimated. The survey had revealed a large number
of vacant properties in and around the docks. The survey had also captured serviced
apartments near Excel and the airport that had been assumed to be market housing.

Affordable Housing and Housing Provision
A.30

Stakeholders were particularly concerned about the group of people living in the private rented
sector who are claiming housing benefit and are in a poverty trap. It was estimated that nearly
a third of all tenants in the private rented sector in Newham claimed housing benefit and that
the sector housed over 35,000 households. Stakeholders believe it is very difficult for tenants
receiving housing benefit to leave this sector as there is a shortage of affordable housing and
they cannot afford better quality market housing.

A.31

It was felt that the private rented sector needed to improve the quality of its offer and that
enforcement and accreditation played a role in this. Also potentially important was the role of
institutional investors, the availability of more intermediate housing and affordable family
homes. It was noted that intermediate rented housing was likely to be provided at 75% of
market rent levels. It was pointed out that evidence from the SHMA relating to household
incomes suggested that this was possibly too expensive in the context of local incomes.

A.32

Stakeholders noted that the although the recession had moderated house prices, rental yields
remained strong due to increased demand from households unable to secure a mortgage. It
was believed that this in turn was underpinning sustained buy to let investor activity.

A.33

There was considerable emphasis on the quality of future newbuild housing. Stakeholders
considered that amenity space is generally inadequate; there is not enough space for children
and they suggested that this could be provided at the expense of parking provision.

A.34

Stakeholders thought that residents and social housing managers reacted to high density
developments by under-occupying the housing. They felt that the better approach was to build
housing at acceptable and sustainable densities.

A.35

Stakeholders believed that policy should reflect reality. There is a massive loss of family homes
through conversion and sub-division and that development has to reflect both current demand
and policy aspirations.
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A.36

Policy should aim to build sustainable communities; link payment of housing benefits with
meeting minimum standards and mitigate climate change.

A.37

Stakeholders suggested that Beckton needs to be rebranded. The area needs more executive
housing and in particular need for 3 bed intermediate housing.

Special Needs
A.38

Stakeholders stressed that wheelchair housing should be provided across the tenures – not just
the affordable sector. There should be a cross tenure accessible housing register.

A.39

They felt that the Home Improvement Agency was highly effective in Newham for special needs
households.

Conclusion
A.40

Overall the event highlighted the interdependency of social, economic and environmental
factors and the role they play in enabling Newham to achieve its policy aim achieving a more
balanced community and retaining its population.

Page 206

