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Summary�of�Key�Findings�

1. Opinion�Research�Services�(ORS)�was�commissioned�by�the�London�Borough�of�Lewisham�to�undertake�
a� comprehensive�and� integrated�Housing�Market�Assessment� for� the� local� authority.� � The� study�was�
undertaken� in� partnership� with� the� four� other� boroughs� from� the� South� East� London� housing� sub�
region� (the� London�Boroughs�of�Bexley,�Bromley,�Greenwich�and� Southwark)� to�produce� compatible�
local�Housing�Market�Assessments� for� each�borough�and�a� sub�regional�Housing�Market�Assessment�
that�builds�on�the�consistent�evidence�base.�

2. Since�the�study�commenced�huge�changes�have�occurred�in�the�economy�and�housing�market�of�the�UK�
which�have�major�implications�for�the�housing�market�of�Lewisham.��House�prices�have�fallen�sharply�
across�the�UK,�while�turnover�in�the�owner�occupied�sector�has�slowed�dramatically.��The�importance�
of�these�issues�will�need�to�be�considered�when�the�study�is�update�in�future�years.��

3. The�research�was�based�on�the�analysis�of�1,500�interviews�conducted�with�households�(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.�

4. The�following�section�identifies�the�key�findings�from�the�study�and�the�main�implications�of�the�results.��
More� detailed� information� about� these� issues� is� provided� within� the� main� body� of� the� report,� with�
further�technical�appendices�provided�at�the�end�of�the�document.�

Housing�Market�Drivers�for�Lewisham�

5. National�population�and�household�trends,�which�affect�housing�markets,�are�reflected�to�a�greater�or�
lesser�extent�in�Lewisham.��At�the�national�level�births�have�increased�and�deaths�declined�over�recent�
years,�which� together�have� led� to�an� increase� in� the� size�of� the�population.� � There�has�also�been�an�
increase�in�net�migration�to�the�country�since�the�ten�accession�countries�(A10)�joined�the�EU�in�May�
2004.�

6. The�increase�in�population�clearly�leads�to�a�need�for�more�homes,�but�alongside�this,�people�are�also�
living�in�smaller�household�units,�reflecting�the�changing�way�in�which�society�lives:�

� The�ageing�population�is�already�increasing�the�number�of�single�person�households�and�this�
trend�that�is�expected�to�continue;�

� Many�younger�people�are�choosing�to�live�independently�rather�than�form�traditional�family�
units;�and�

� The�changing�nature�of�families�is�influencing�household�size,�e.g.�many�new�couples�choose�to�
delay�starting�a�family.�
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7. The� average� household� size� in� England� was� 2.67� in� 1981� and� is� predicted� to� be� 2.15� in� 2021.� � This�
means�that�even�if�the�population�of�England�did�not�grow�from�its�1981�levels�there�would�still�be�a�
requirement�for�25%�more�dwellings�in�the�period�1981�2021.�

Demographics�

8. Lewisham�had�a�population�of�255,700�in�2006.��The�GLA�estimates�that�the�growth�in�the�population�of�
Lewisham� will� accelerate� over� the� next� ten� years� to� 281,000� by� 2016.� � The� age� structure� of� the�
population�shows�more�adults�aged�25�44�years,�and�fewer�older�people�than�in�England�and�Wales�as�
whole.�

9. At� the� time�of� the�2001�Census,� there�were�107,600�households� resident� in� Lewisham,�and� this�was�
projected� to� have� increased� to� 110,300� by� 2006.� � The� current� round� of� GLA� population� projections�
(2007�base)�project�that�the�number�of�households�will� increase�to�between�122,100�and�124,900�by�
2016� (an� increase� of� 11,800�14,600� households� over� 10�years)� and� will� reach� between� 128,100� and�
134,000�households�by�2026.�

10. The� Household� Survey� found� more� children� 5�14� years,� in� the� Borough� than� is� reflected� in� the� ONS�
statistics,�which�may�indicate�that�they�are�recent�migrants.��The�higher�number�of�young�children�has�
implications�for�development�of�services�in�the�area,�particularly�for�the�provision�of�school�places.�

11. Lewisham� lost�8%�of� its�population� to�other�parts�of� England�and�Wales� from�2000�5.� �However� the�
population�still�grew�due�to� international� in�migration�and�the�birth�rate.� �Migration�patterns�show�a�
clear�north/south�London�split�with�those�leaving�the�southern�central�areas�of�London�moving�to�other�
southern�boroughs.��The�strong�population�flows�between�Lewisham,�Bexley,�Bromley,�Greenwich�and�
Southwark�is�one�of�several�factors�that�supports�the�notion�of�these�boroughs�as�a�housing�sub�region.�

12. There�are�more�small�employers�and�people�in�lower�managerial�and�professional�categories�compared�
to�England.��Mean�gross�annual�earnings�for�full�time�employees,�resident�in�the�area�is�£31,482�(2006).���

13. While�23%�of�households�have�an� income�of�over�£40,000� it� is�also�the�case� that�42%�of�households�
have� an� annual� income� of� £15,000� or� less� (excluding� housing� benefit)� due� to� the� high� number� of�
households�which�do�not�contain�any�employees.��Available�secondary�data�sources�indicate�that�26%�
of�households� in� Lewisham�claim�housing�benefit,�while�16%�of�households� contain�only�pensioners.�
The� household� survey� indicates� that� these� two� groups� form� the� majority� of� households� who� have�
household�incomes�of�less�than�£15,000.���

14. Compared� with� London� as� a� whole,� Lewisham� has� more� people� with� no� qualifications� and� a� lower�
percentage�of�people�with�a�degree�or�above.��However,�it�is�the�case�that�30%�of�25�49�year�olds�have�
a�degree�or�higher. �

15. Travel�to�work�patterns�identifies�that�35,200�people�both�live�and�work�in�Lewisham.��This�represents�
around�31%�of�all�those�living�in�the�area�who�have�a�job,�and�55%�of�all�those�who�work�in�Lewisham.��
Of� this� group� 8,350� work� mainly� at� or� from� home,� which� represents� 7.3%� of� all� those� residents� of�
Lewisham�who�have�jobs.��

16. Most� of� the� travel� to� work� patterns� in� the� area� are� London� based.� � Lewisham� residents� are� either�
working� in� the� Borough� or� other� parts� of� London� and� those� coming� into� Lewisham� to� work� mainly�
travel�from�other�parts�of�London.�
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Existing�Dwelling�Stock�

17. There�are�115,500�properties� in� Lewisham�made�up�of�12%�detached�and�semi�detached�properties,�
33%�terraced�housing�and�55%�flats�(nearly�half�of�which�are�formed�from�converted�dwellings,�rather�
than� new� builds).� � Over� 25%� of� all� dwellings� have� only� one� bedroom� and� less� than� 10%� have� 4�
bedrooms�or�more.�

18. Over�66%�of�the�housing�stock�in�Lewisham�was�built�before�1945�and�over�70%�of�the�detached,�semi�
detached�and�terraced�housing�stock�was�built�before�1919.��Many�of�the�older�properties�have�been�
sub�divided�to�form�smaller�units,�totalling�21,200�converted�dwellings�in�pre�1919�buildings.�

19. A�total�of�20.2%�of�households�across�Lewisham�reported�that�there�was�at�least�one�serious�problem�
with� their� property.� � 54.2%� (19,000� 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.� �The�majority�of�
these�tenants�are�in�the�social�sector.���

20. There�has�been�a� transition� in� Lewisham�away� from�owner�occupation,� and� to�a� lesser�extent� social�
rent,�towards�private�rent.� �This� is� likely�to�reflect�buy�to�let� landlords�being�in�a�position�to�compete�
more�effectively�for�properties�coming�onto�the�market�owing�to�rapidly�rising�house�prices,�making�it�
more� difficult� for� first� time� individual� buyers.� Also,� many� migrant� workers� and� young� workers� are�
unable�or�unwilling�to�access�owner�occupation�further�supporting�the�private�rented�sector.�

21. The� Household� Survey� indicated� 80%� of� households� felt� they� had� about� the� right� number� of� rooms.��
However,� using� the� definitions� for� over� and� under� occupancy� a� total� of� 11,300� households� are�
overcrowded�and�41,850�are�under�occupying�their�property.�

22. The�Survey�also� indicated� that�38%�of�households�wanted�to�move.�Around�15%�of�all�households� in�
Lewisham�would�like�to�move�because�they�feel�that�their�current�property�is�too�small.��Of�those�who�
want�to�move�only�30%�wish�to�leave�London�indicating�that�people�are�seeking�better�housing�rather�
than�a�dislike�of�the�area.�

Housing�Mobility�

23. Nearly�one�in�every�six�households�(15.5%)�has�moved�within�the�last�12�months�and�a�further�11.2%�
have�moved�within� the� last� two�years� in� Lewisham.�The�most� significant� turnover�was� in� the�private�
rented�sector�where�36.4%�of�all�tenants�have�lived�at�their�current�address�for�less�than�a�year.�

24. A� total�of�4,489�households�were� identified�as�previously� living�with� family�or� friends� so�at� the� time�
they�moved,� they�were�forming�a�new�household.� �Most�of� these�(81.8%)�of�emerging�households� in�
Lewisham�are�moving�into�the�private�rented�sector.�

25. Lewisham�is�an�area�where�there� is�strong�movement�between�the�private�and�social�rented�sectors.�
637� (5.3%)� of� the� new� households� in� the� private� rented� sector� came� from� affordable� housing� and�
households� previously� in� private� rent� accounted� for� 17.3%� (326)� new� households� in� the� affordable�
housing�sector.��In�many�cases,�these�households�will�be�retaining�the�housing�benefit�support�and�will�
simply�be�moving�tenures�to�find�a�more�suitable�dwelling.��

House�Prices�

26. Between�2001�and�2007�property�prices�in�Lewisham�rose�by�100%.��The�average�price�of�a�property�in�
Lewisham�(2007)�was�approximately�70%�of�the�London�average.��
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27. Affordability�for�single�first�time�buyers�has�declined�sharply�since�mid�2003�with�fewer�than�5%�of�all�
sales� at� less� than�£100,000�and�85%� selling� for�over� £150,000.� � Large�number�of� households� cannot�
afford�market�housing�in�Lewisham.���

28. The�majority�of�households� in� social�housing� in� Lewisham�are�not�able� to�afford� to� live� in�any�other�
tenure.�

Housing�Unsuitability�and�Homelessness�

29. A�total�of�33,922�households�were�assessed�as�living�in�unsuitable�housing�due�to�one�or�more�factors.��
This�equals�29.4%�of�all�established�households� in� the�study�area,� though�many�of� these�households�
may�not�need�to�move�to�resolve�the�identified�problems�as�in�situ�solutions�may�be�more�appropriate.��
For�example�simply�moving�households�from�dwellings�with�physical�problems�would�lead�to�the�next�
occupiers�of�the�dwelling�also�being�unsuitably�housed.�

30. Approximately�41%�of�those�households�living�in�the�social�rented�sector�and�around�41%�of�those�in�
the�private�rented�sector�were�in�unsuitable�housing.��This�compares�with�only�14%�of�owner�occupiers.�

31. After� discounting� the� households� whose� needs� do� not� require� alternative� housing� provision� in�
Lewisham,�only�10,648�(31.4%)�of�the�identified�33,922�unsuitably�housed�households�remain.�

32. The�total�number�of�people�who�are�identified�as�homeless�and�currently�housed�in�PSL�housing�is�782�
in� Lewisham� (2007)� plus� 5� rough� sleepers.� � The� total� number� of� claims� and� acceptances� for�
homelessness�has�been� falling� since�2004�and� the� figures�are� currently�around�50%� lower� than� their�
2004� values.� The� number� of� households� held� in� temporary� accommodation� has� been� rising� –� there�
were�2,559�in�temporary�accommodation�in�March�2007�(100%�higher�than�2003).�

Recent�Housing�Provision�in�Lewisham�

33. Over� the� last�5�years,�around�4,000�new�dwellings�were�completed�across�Lewisham.�This�number� is�
considerably� below� the� 6,777� estimate� of� dwellings� required� to� satisfy� the� housing� requirements�
identified�for�the�Borough.��Given�these�figures�and�the�size�of�the�identified�shortfall,�it�is�perhaps�not�
surprising� that� many� households� seeking� housing� (in� particular� those� seeking� to� establish� their� first�
independent�home)�are�experiencing�real�difficulties.�

34. There�will�need�to�be�a�step�change�in�the�speed�of�new�housing�delivery�if�sufficient�housing�is�to�be�
provided�across� Lewisham�to�meet� the� identified�need.� �Current�planned�completions� for� the�period�
2007�2012�are� for�6,400�dwellings�with�an� increase� to�11,150� in�the�period�2012�2017.� �The�planned�
completions�for�the�period�2007�2012�should�therefore�meet�the�total�requirements�identified�by�this�
study.�

Future�Housing�Requirements�

35. In�Lewisham�a�net�6,777�dwellings�should�be�provided�over�the�5�year�period�equivalent�to�1,345�per�
annum�to�sustain�the�existing�supply/�demand�imbalance.�

36. In� terms� of� the� requirements� of� PPS3,� the� evidence� shows� the� proportion� of� affordable� housing� to�
represent�over�80%�of�the�required�housing.� � In�this�context,� the� level�of�affordable�housing�delivery�
need� not� be� constrained� due� to� lack� of� need� for� such� housing� but� instead� will� be� informed� by� the�
viability�of�delivery.��A�target�of�50%�affordable�housing�is�clearly�justified,�and�given�that�this�would�not�
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satisfy�the�identified�needs�it�is�clear�that�it� is�also�important�to�maximise�affordable�housing�delivery�
through�other�mechanisms.�

37. In�terms�of�the�mix�of�affordable�housing,�the�analysis�shows�that�85%�of�the�housing�is�required�to�be�
social�rent�with�15%�being�for�intermediate�affordable�housing.��In�terms�of�the�size�of�the�affordable�
housing�required:�

� 17%�of�all�affordable�housing�required�is�for�1�bed�homes�in�the�social�rented�sector�

� �41%)�is�for�2�bed�home,�8.3%�intermediate�housing�and�32.4%�social�rent�

� There�is�a�need�for�three�bed�housing�(18.6%)�with�this�being�a�7.3%requirement�for�
intermediate�affordable�housing�and�11.3%�for�social�rent�

� Nearly�one�in�four�(23.5%)�of�the�affordable�homes�required�need�at�least�four�bedrooms,�with�
all�of�this�need�being�for�social�rent.�

38. Given�the�number�of�large�affordable�homes�required�and�the�advantages�of�being�able�to�resolve�the�
needs�of�more�than�one�households�via� the� transfer�system,� it�will�be� important� for� the�authority� to�
maximise�the�delivery�of�larger�affordable�housing.��Prioritising�the�delivery�of�larger�properties�is�also�
likely� to� enable� families� to� remain� in� the� area� and� provide� long�term� sustainability� for� local�
communities.��It�may�therefore�be�appropriate�to�adopt�policy�targets�for�3�bed�and�4�bed+�affordable�
housing�that�are�higher�than�the�6.9%�and�12.3%�shown�above.�

�

�

�





Chapter�1: Introducing�the�Study�

1.1 Opinion�Research�Services�(ORS)�was�commissioned�by�the�London�Borough�of�Lewisham�to�undertake�
a�comprehensive�and�integrated�Local�Housing�Market�Assessment�and�a�Sub�Regional�Housing�Market�
Assessment� for� the� local� authority.� A� separate� report� is� available� in� relation� to� the� Sub� Regional�
Housing�Market�Assessment.�

1.2 The�research�was�based�on�the�analysis�of�1,500�interviews�conducted�with�households�(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�(paragraph�1.22).�

What�Is�a�Strategic�Housing�Market�Assessment?�

1.3 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�by�Planning�Policy�Statement�3�(PPS3)�
in�November�2006.�

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

1.4 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.�

1.5 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:�

� �
�
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– 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)�

1.6 Alongside� PPS3,� Practice� Guidance� for� undertaking� Strategic� Housing� Market� Assessments� was�
published�by�the�Department�for�Communities�and�Local�Government�(CLG)�in�August�2007.�

1.7 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:�

In�line�with�PPS12,�for�the�purposes�of�the�independent�examination�into�the�soundness�of�a�
Development�Plan�Document,�a�strategic�housing�market�assessment�should�be�considered�robust�
and�credible�if,�as�a�minimum,�it�provides�all�of�the�core�outputs�and�meets�the�requirements�of�
all�of�the�process�criteria�in�figures�1.1�and�1.2.�(Page�9)�

1.8 The�core�outputs�and�process�checklist� required�of�an�SHMA�to�demonstrate� robustness�are�detailed�
below.�

Figure�1�
CLG�SHMA�Practice�Guidance�Figure�1.1�–�Core�Outputs�(Para.�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�Figure�1.2�–�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�
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originally�undertaken�
�

1.9 The�following�sections�describe�the�process�undertaken�in�delivering�the�Lewisham�study�and�identify�
where�the�required�core�outputs�are�provided�within�the�study�report.�

Satisfying�the�Process�Checklist�

�

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

1.10 C � guidance� encourages� local� authorities� to� assess� housing� need� and� demand� in� terms� of� housing�
market� areas.� � The� Government� Office� for� London� (GOL),� the� Greater� London� Authority� (GLA)� and�
London�Councils�agreed�that�the�London�region�represents�an�appropriate�spatial� level�of�analysis�for�
understanding�housing�markets.�However,�a�comprehensive,�London�wide�SHMA�that�provides�robust�
results� at� both� regional� and� local� level� would� be� a� complex� and� lengthy� undertaking� and� would� not�
provide�the�evidence�needed�in�the�short�term.��So�a�short�and�a�long�term�approach�was�agreed�.��

LG
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1.11 Th � short� term� approach� has� two� strands.� � Firstly� the� GLA� is� in� the� process� of� finalising� a� Regional�
SHMA�to�provide�evidence�to�support�the�Mayor’s�draft�Housing�Strategy�and�the�future�development�
of� the� London� Plan.� � This� will� provide� robust� evidence� of� the� size� and� tenure� mix� of� housing�
requirements�at�the�regional�level�and�more�explicit�consideration�of�housing�markets�trends�than�the�
existing�2004�Housing�Requirements�Study�(HRS).�

1.12 Secondly,� GOL,� GLA� and� London� Councils� agreed� that� London�specific� Sub�regional� Housing� Market�
Assessments�offer�the�most�pragmatic,�cost�effective�and�timely�way�to�quickly�put� in�place�evidence�
that�meets�PPS3�requirements�and�that�can�deliver�usable�results�to�individual�boroughs.��Further,�the�
Sub�regional�Housing�Market�Assessments�were�considered�to�be�best�based�on�the�new�London�Plan�
sub�regions� (identical� to� Housing� Corporation� sub�regions� except� for� Hackney).� � They� have� the�
advantages� of� tapping� into� existing� administrative� arrangements� to� facilitate� studies� and� are� well�
understood�by� key� London� stakeholders.� They� also�have�market� relevance� in� that� their� radial� extent�
reflects� major� household� moves� and� migration� flows� within� London.� � Where� boroughs� have� already�
commissioned�studies,�the�scope�for�integration�of�work�undertaken�with�sub�regional�studies�should�
be�explored.���

1.13 Th � Lewisham� SHMA� was� commissioned� with� reference� to� the� administrative� boundaries� of� the�
borough�–�but�through�the�use�of�a�range�of�secondary�data�sources,�provided�an�appropriate�context�
for� the� local�data� in� relation� to� the� surrounding�area.� � Furthermore,� the�analysis�methods�employed�
were�consistent�with�those�used�by�the�Greater�London�Authority�in�the�Housing�Requirements�Study�
for�the�region,�and�provided�an�effective�basis�for�building�a�sub�regional�assessment.�

1.14 A he� time� of� commissioning� the� Lewisham� SHMA� the� sub�regional� group� was� not� in� a� position� to�
commission�the�sub�regional�study.��However,�the�group�still�recognised�the�value�of�developing�a�sub�
regional�SHMA�and�it�was�agreed�to�adopt�a�methodology�that�could�readily�be�replicated�across�the�
whole�of�the�sub�region�in�order�to�eventually�feed�into�a�sub�regional�study.���

1.15 Subsequently�the�South�East�London�housing�sub�region�including�LB�Southwark,�LB�Bexley,�LB�Bromley�
and�LB�Greenwich�have�all�commissioned�ORS�to�undertake�parallel�studies,��to�provide�a�comparable�
local�evidence�base�for�the�boroughs�and�also�produce�a�sub�regional�evidence�base�consistent�with�the�
regional�approach.�
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1.16 Therefore,�this�report�will�now�form�part�of�a�suite�of�documents�made�up�of�the�borough�wide,�sub�
regional�and�London�wide�studies�

� �
�

Page�16�
�

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

1.17 Th � contextual� information� about� housing� market� conditions� presented� in� this� report� focus� on� the�
administrative�boundary�for�Lewisham�–�but�is�generally�considered�within�the�context�of�the�national�
and�regional�position,�and�alongside�information�for�the�other�London�Boroughs�across�the�region�and�
the�South�East�London�sub�region.�Parallel�work�has�been�commissioned�across�the�sub�region�which�
will�be�reported�in�mid�2009.��Meanwhile�a�working�knowledge�of�the�sub�region�has�been�gained�from�
the�data�and�stakeholder�consultation.�

e
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1.22 Once�preliminary�findings�from�the�study�started�to�emerge,�stakeholders�were� invited�to�discuss�the�

LB�Lewisham:�Steering�Group�

� Planning�Policy�Manager�

ager�
anager�

Sub�regional�Partners�

� South�East�London�Housing�Partnership�(SELHP)�Housing�Co�ordinator�

)�
)�

1.18 Given� that� it� is� possible� to� define� the� housing� market� area� at� different� levels� –� from� very� localised�
housing� markets� that� operate� within� the� borough’s� administrative� boundary� ranging� up� to� the�
Greater�London� Housing� Market� (which� can� be� defined� as� operating� within� or� beyond� the� region’s�
boundary)�–�it�is�appropriate�for�this�SHMA�to�assess�the�housing�market�context�in�this�way.�

1.19 A he�sub�regional�work�develops,�further�analysis�will�be�undertaken�relating�to�the�sub�region�as�a�
whole�and� the� functional� sub�markets� (which�are�not�constrained�by�administrative�boundaries)� that�
operate�within�the�wider�area.�

�
3. Involves�key�stakeholders,�including�house�builders.�

1.20 Th �Lewisham�SHMA�identified�a�range�of�Key�Stakeholders�from�both�the�public�and�private�sector�to�
inform�the�assessment�process�including�representatives�from�the�sub�regional�housing�partnership.�

1.21 A reviously�noted,�the�borough�recognised�the�importance�of�the�neighbouring�boroughs�across�the�
sub�region,�and�they�were� involved�as�Key�Stakeholders� from�the�outset�of� the�project�and�provided�
feedback�on�the�development�of�the�project�brief,�household�survey�questionnaire�and�the�final�report.�

study�–� including�the�analysis�methods,�assumptions�and�headline�findings�arising�from�the�analytical�
stages�of�the�project.��The�stakeholders�invited�to�participate�in�the�process�included:�

� Section�106�Officer�
� RSL�Partnership�Man
� Rehousing�Development�M
� Strategy�&�Policy�Officer�

� SELHP�(Bexley)�
� SELHP�(Bromley
� SELHP�(Greenwich

� SELHP�(Southwark)�
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LB�Lewisham:�Wider�Stakeholder�Group�

� Economic�Development���
� Head�of�Strategy�and�Performance�
� Head�of�Estates�Management�and�Contracts�
� Head�of�Strategic�Housing�and�Regulatory�Services�
� Community�Development�Officer/Gypsies�and�Travellers�

National/Regional�Government�&�Agencies�

� Government�Office�London�
� Greater�London�Authority�
� London�Development�Agency�
� Housing�Corporation�

RSL�and�Housing�Partners�

� Local�Strategic�Partnership�
� LEWHAG�
� Housing�for�Women�
� Hyde�Housing��
� London�&�Quadrant�Housing�Group�
� Hexagon�Housing�Association�
� Family�Mosaic�
� Presentation�Housing�Association�
� Lewisham�Homes�

Housebuilders�&�Estate�Agents�

� Berkeley�Homes��
� Bellway�Homes�
� Countryside�Properties��
� Ludlow�Thompson�
� John�Payne�Residential�
� Robinson�Perkins�&�Jackson�(Catford)�
� Destinations�London�

Planning�Policy�Officers�

� LB�Lewisham�
� LB�Bexley�
� LB�Greenwich�
� LB�Lambeth�
� LB�Bromley�
� LB�Croydon�
� LB�Southwark�

1.23 A tal�of�25�representatives�attended�a�programme�of�two�Stakeholder�Forums,�providing�a�range�of�
feedback�and�discussion�about� the�emerging� findings.� �During� the�Forums,�a�number�of�presentation�
slides�were�developed�and�agreed�by�participants�to�summarise�the�key�issues�identified.�

�to
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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.�

1.24 Many� aspects� of� the� SHMA� simply� collate� the� range� of� available� evidence� in� order� for� it� to� be�
considered�within�the� local�context�–�and�a�detailed�technical�explanation�of�such�stages� is�therefore�
not�normally�necessary,�and�no�assumptions�or� judgements�have�been�taken.� �Nevertheless,�some�of�
the�outputs�from�the�study�are�dependent�on�more�analytical�work�that�does�require�a�more�technical�
explanation�and�are�based�on�a�series�of�assumptions.�

1.25 Assessing� the�suitability�of�housing�occupied�by�established�households�across� the�borough� is�one�of�
those�critical�stages,�and�the�comprehensive�analysis�that�is�undertaken�to�determine�the�suitability�of�
existing�housing�is�detailed�in�Figure�86�of�the�report,�together�with�the�associated�assumptions�for�this�
stage�of�the�analysis.�

1.26 Th �assessment�of�house old�affordability� is�another�critical�stage�of� the�analysis� that� undamentally�
underwrites�the�assessment�of�housing�need�–�insofar�as�it�determines�the�financial�resources�required�
to�be�able�to�access�market�housing.��The�methodology�employed�for�this�analysis�is�clearly�set�out�in�
chapter� 6� under� the� heading� “Assessing� Affordability”.� � Once� again,� a� number� of� assumptions� have�
been� made� –� but� the� methodology� and� assumptions� are� consistent� with� the� CLG� Practice� Guidance�
(2007).�
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1.27 Th �other�key�analytical�stage�of�the�process�relates�to�the�modelling�of�housing�requirements,�and�is�
based�upon�outputs�from�the�ORS�Housing�Market�Model.��An�overview�of�the�model�is�also�set�out�in�
chapter�6�(under�the�heading�“Modelling�the�Housing�Market”)�with�further�details�on�the�derivation�of�
each�of�the�model�inputs�(with�any�required�assumptions)�being�set�out�in�Figure�96�and�Figure�97�of�
the�report.��

�
6. Uses�and�reports�upon�effective�quality�control�mechanisms.�

1.28 Th � quality� of� the� SHMA� outputs� are� underwritten� by� the� robustness� of� the� analysis� methodology�
employed,�coupled�with�the�quality�of�the�data�that�is�used�during�that�analysis�process.�

1.29 Th �primary�source�for�many�of�the�Core�Outputs�for�the�Lewisham�SHMA�is�the�ORS�Housing�Market�
Model,�which�was�developed�in�partnership�with�a�wide�range�of�organisations�and�has�been�adopted�
as�the�basis�of�a�number�of�key�studies.�

1.30 Th �model�was�adopted�by�the�Greater�London�Authority�as�the�basis�for�the�Greater�London�Housing�
Requirements�Study�2004.��It�will�also�be�used�to�provide�the�analytical�evidence�to�inform�the�region�
wide� SHMA� being� undertaken� by� ORS� on� behalf� of� the� Greater� London� Authority� and� Government�
Office�London.��The�report�was�published�in�April�2009.�

1.31 Th � independent� scrutiny� provides� the� necessary� quality� control� in� relation� to� the� analysis�
methodology.�

1.32 In erms�of�the�quality�of�the�data,�a�full�technical�report�of�the�primary�household�survey�is�detailed�in�
Appendix�A�of�this�report.��Where�possible,�this�data�was�triangulated�against�secondary�data�sources�
to�identify�any�anomalies�and�avoid�any�erratic�results�attributable�to�small�sample�sizes.�
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1.33 When� considering� smaller� sub�groups� of� the� population,� secondary� data� sources� were� adopted�
whenever�such�information�was�available�to�ensure�that�the�results�did�not�become�subject�to�unduly�
large�margins�of�statistical�error�–�and�where�multiple�sources�were�available,�the�available�secondary�
data�was�also�triangulated�to�avoid�dependency�on�erroneous�data.�
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7. Explains�how�the�assessment�findings�have�been�monitored�and�updated�(where�appropriate)�since�it�was�originally�
undertaken.�

1.34 A his�report�provides�the�findings�from�the�baseline�SHMA,�the�results�are�yet�to�be�monitored�and�
updated.� (need�to� include�details�of�how�this�can�be�done�as�per�previous�comments)� It�needs�to�be�
included�as�a�separate�section�of�the�report�which�can�be�referenced�here.�

s�t
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Providing�the�Core�Outputs�

1.35 Figure�3�(below)�provides�the�relevant�references�for�each�of�the�Core�Outputs�required�by�the�SHMA�
Practice�Guidance�in�the�context�of�this�report.�

Figure�3�
Referencing�the�SHMA�Core�Outputs�

Core�Outputs� References�within�the�Report�

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

Chapter�4�profiles�the�Existing�Housing�Stock�

More�specifically:�

– Figure�47�provides�detail�on�the�size�of�
dwellings;�

– Figure�48�gives�a�breakdown�of�property�type;�

– Figure�49�provides�detail�on�dwelling�condition;�
and��

– Figure�54�and�Figure�55�give�a�breakdown�of�
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�

The�study�provides�a�wide�range�of�information�about�
trends�within�the�housing�market,�with�references�
throughout�chapters�3,�4�and�5.�

More�specifically:�

– Figure�9�provides�details�on�the�overall�
population;�

– Figure�11�and�Figure�12�show�the�changing�age�
profile�of�the�area;�

– Figure�15�and�Figure�21�detail�UK�migration�
rates�year�on�year;�

– Figure�24�shows�details�on�asylum�seekers;�

– Figure�92�shows�the�level�of�homeless�
presentations�and�the�number�of�homeless�
households�housed�in�temporary�
accommodation;�

– Figure�29�provides�information�on�
unemployment�rates;�

– Figure�30�shows�annual�VAT�registrations�and�
de�registrations;�

� � – Figure�35�and�Figure�35�detail�local�earnings;�

– Figure�69,�Figure�71�and�Figure�74�provide�detail�
on�the�changing�cost�of�local�housing;�

– Figure�74�shows�the�volume�of�sales;�

– Figure�72�shows�the�changing�earnings�to�house�
price�ratio;�

– Figure�94�provides�detail�on�the�length�of�time�
households�have�lived�at�their�current�address;�

– Figure�95�shows�the�previous�housing�
circumstances�of�recent�movers;�

– �
– �

– Figure 67�provides�details�on�household�
members�leaving;�and�

– Figure�54�and�Figure�55�show�the�change�in�
tenure�distribution�across�the�stock.�
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Core�Outputs� References�within�the�Report�

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

The�ORS�Housing�Market�Model�identifies�the�flows�of�
households�into�and�out�of�the�area,�and�Figure�98�and�
Figure�99�show�the�projected�number�of�additional�
households�for�the�next�5�year�period�

4� Estimate�of�current�number�of�households�in�housing�
need�

An�estimate�of�the�overall�current�number�of�
households�in�housing�need�is�detailed�in�Figure�93�

5� Estimate�of�future�households�that�will�require�
affordable�housing�

The�gross�housing�requirement�for�Social�Rented�and�
Intermediate�Affordable�Housing�is�detailed�in�Figure�
101�of�the�report�

6� Estimate�of�future�households�requiring�market�
housing�

The�gross�housing�requirement�for�Market�Housing�is�
also�detailed�in�Figure�101�of�the�report�

7� Estimate�of�the�size�of�affordable�housing�required� The�size�mix�of�housing�required�by�all�households�
seeking�housing�(broken�down�by�housing�type)�is�
detailed�in�Figure�102,�Figure�103�and�Figure�105�shows�
the�distribution�in�the�context�of�net�housing�
requirement�(after�taking�account�of�vacancies�arising�
within�the�existing�stock)�

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�

Chapter�7�of�the�report�considers�the�needs�of�various�
sub�groups�of�the�population,�including:�

– Black�and�Minority�Ethnic�Population;�

– Gypsies�and�Travellers;�

– Housing�Needs�of�Older�People;�and�

– Supported�Housing�and�Health�Needs�

�

Data�Sources�

1.36 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� stratified� random� probability� sample.� � The� sample�
was�designed�to�ensure�that�enough�interviews�were�conducted�in�each�local�authority�area�and�sub�
market�within�the�borough.��The�Household�Survey�was�conducted�between�June�and�July�2007�and�a�
total� of� 1,506� households� were� successfully� interviewed.� � Identified� non�response� issues� were�
addressed� by� a� comprehensive� statistical� weighting� process� which� is� explained� in� the� technical�
appendix.���

1.37 Information�derived�from�the�weighted�data�was�consistent�with�reliable�comparable�data�from�a�range�
of�other�secondary�sources�–�including�demographic�details,�data�from�the�2001�Census,�and�secondary�
housing�statistics.��When�considering�the�entire�dataset,�primary�data�for�the�sub�region�is�accurate�to�
within�±2.5%�points�at�the�95%�level�of�confidence�based�on�a�50:50�split.��Where�there�is�a�majority�
minority� split� of� 90:10,� the� data� accuracy� improves� to� ±1.5%� points� at� the� 95%� level� of� confidence.��
Further�details�about� the� fieldwork,�associated�validation�process�and�statistical�accuracy�of� the�data�
can�be�found�in�Appendix�A.�

1.38 A igures�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�the�borough�that�they�represent.�

ll�f
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1.39 Th �secondary�data�sources�used�included:�e

ll�s
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� 2001�Census�of�Population;�

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

� Information�on�existing�stock�maintained�by�Valuation�Office�Agency;�

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

� Housing�Strategy�Statistical�Appendix�(HSSA)��submissions�from�local�authorities;��

� Housing�Corporation�publications�from�Registered�Social�Landlord�CORE�logs�(Continuous�
Recording)�and�other�statistical�returns;�and�

� Local�authority�housing�and�planning�administrative�records.�

1.40 A econdary�data�sources�used�sought�to�correspond�with�the�date�of�the�primary�data�collection,�and�
a�reference�point�of�July�2007�(or�the�nearest�available�date�to�this�point)� is�the�basis�for�all�sources.��
This�is�also�the�base�date�for�the�study�projections.�

1.41 Th � information�was� complemented�by� a� survey�of� properties,� advertised�with� letting� agents� across�
Lewisham.��A�sequence�of�meetings�and�discussions�were�also�held�with�a�wide�range�of�stakeholders,�
including� individual� client� groups� and� professionals� involved� in� housing� management� and� provision�
across�Lewisham.�

�

� �
�

Page�22�
�

�

Summary�of�Key�Points�

� Strategic� Housing� Market� Assessments� (SHMAs)� are� designed� to� provide� information� on� the� level� of� need� and�
demand�for�housing�and�the�opportunities�that�exist�to�meet�it�in�an�area.�

� SHMAs�need�to�meet�the�required�core�outputs�and�processes�to�demonstrate�credibility�and�robustness�that�are�
outlined�in�the�government�guidance.�

� The� Lewisham� study� was� undertaken� with� a� view� to� replicating� the� methodology� across� the� housing� sub�region.��
Parallel� studies� are� currently� being� conducted� across� the� other� four� authorities� in� the� sub�region� to� extend� the�
Lewisham� work� and� complete� an� analysis� for� the� whole� of� the� sub�region.� Government� Office� London� and� the�
Greater�London�Authority�are�also�undertaking�a�region�wide�SHMA.��A�wide�range�of�stakeholders�were�invited�to�
discuss�the�study�–�these�included:�LB�Lewisham�steering/wider�steering�group,�national/regional�government�and�
agencies,� sub�regional� and� RSL� partners,� homebuilders� and� estate� agents� and� planning� policy� officers� from��
neighbouring� boroughs.� Twenty� five� representatives� attended� a� programme� of� two� stakeholder� workshops� to�
feedback�on�emerging�findings.�

� Primary�data�was�collected�through�a�household�survey�based�on�a�stratified�random�probability�sample.�The�survey�
was�conducted�between�June�and�July�2007�and�resulted�in�1,506�successful�interviews.�

� The� secondary� data� was� analysed� alongside� the� Household� Survey.� � Sources� include:� 2001� census� of� population,�
Property�Sales�(HM�Land�Registry,�existing�stock�information�(Valuation�Office�Agency),�HSSA�submissions,�Housing�
Corporation�publications�and�local�authority�housing�and�planning�administrative�records.�

�
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2.1 This�section�provides�a�spatial�and�policy�context�for�the�study�in�terms�of�Government�aims�and�how�
these�have�been�taken�forward�within�the�region,�sub�region�and�Borough�of�Lewisham.��In�addition�a�
brief�socio�economic�description�of�Lewisham�is�provided.�

National�Policy�Context�

2.2 In� its� 1999� Strategy� for� Sustainable� Development� for� the� UK� ‘A� Better� Quality� of� Life’� (Sustainable�
Development�Unit,�HM�Government),�the�Government�set�out�four�aims:�

� Social�progress,�which�recognises�the�needs�of�everyone.�

� Effective�protection�of�the�environment.�

� Prudent�use�of�natural�resources.�

� Maintenance�of�high�and�stable�levels�of�economic�growth�and�employment.�
2.3 These�principles� are� also� included� in� the� government’s� vision� for� sustainable� communities� set�out� in�

‘Sustainable�Communities�–�building�for� the�future’� (ODPM�2003)�and�are�reflected� in�Planning�Policy�
Statement� 1� (PPS1).� � This� 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.�

2.4 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,�and�support�existing�communities�while�
creating�safe,�sustainable,�liveable�and�mixed�communities�with�good�access�to�jobs�and�key�services.��

2.5 The� policies� in� the� current� housing� policy� document� PPS3� are� also� based� upon� the� principle� of�
sustainable� development.� � In� particular,� housing� policies� in� PPS3� seek� to� minimise� environmental�
impact�including�climate�change�and�flood�risk.�

2.6 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.��

2.7 In�addition�to�the�giving�everyone�the�opportunity�of� living� in�a�decent�home,�which�they�can�afford,�
PPS3�sets�out�the�requirement�that�people�should� live� in�a�community�where�they�want�to� live.� �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;�
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� Improve�affordability�across�the�housing�market,�including�by�increasing�the�supply�of�housing;�
and��

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

2.8 A�series�of�definitions�are�also�presented�in�PPS3,�the�most�important�of�which�are�detailed�below.�

� �
�
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Housing�definitions�presented�in�PPS3�

Housing�Need:�The�quantity�of�housing�required�for�households�who�are�unable�to�access�suitable�housing�without�
financial�assistance.�

Housing�Demand:�The�quantity�of�housing�that�households�are�willing�and�able�to�buy�or�rent.�

Affordable�Housing:�Social�rented�and�intermediate�housing�,�provided�to�specified�eligible�households�whose�needs�are�
not�met�by�the�market.��Affordable�housing�should:�

� Meet�the�needs�of�eligible�households�including�availability�at�a�cost�low�enough�for�them�to�afford,�determined�
with�regard�to�local�incomes�and�local�house�prices.�

� Include�provision�for�the�home�to�remain�at�an�affordable�price�for�future�eligible�households�or,�if�these�
restrictions�are�lifted,�for�the�subsidy�to�be�recycled�for�alternative�affordable�housing�provision.�

Housing�Market�Areas:�Geographical�areas�defined�by�household�demand�and�preferences�for�housing.��They�reflect�the�
key�functional�linkages�between�places�where�people�live�and�work.��
�
Note:�These�definitions�are�adopted�throughout�the�SHMA.�

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

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

2.10 Th �Criminal�Justice�and�Public�Order�Act�1994�(Sections�61,�62)�is�particularly�important�when�planning�
for� Gypsy� and� Traveller� site� provision.� � This� repealed� the� duty� of� local� authorities� to� provide�
appropriate� accommodation� for� Gypsies� and� Travellers.� � Local� authorities� are� currently� encouraged,�
rather�than�compelled,�to�provide�new�Gypsy�and�Traveller�sites�by�central�government.��Circular�1/06�
‘Planning�for�Gypsy�and�Traveller�Caravan�Sites’�suggests�that�the�provision�of�authorised�sites�should�
be�encouraged�so�that�the�number�of�unauthorised�sites�is�reduced.��

e

e

The�London�Region�

2.11 Th �population�of�Greater�London�was�estimated� to�be�7.3�million�people� in�2003.� � It� is�expected� to�
increase�to�8.1�million�by�2016,�with�the�population�becoming�more�youthful�and�culturally�diverse.��To�
address�these�and�other�forecast�changes,�and�ensure�a�co�ordinated�approach�to�the�strategic�issues�
facing�the�capital,� the�Government�established�the�Greater�London�Authority� (GLA)� in�2000.�The�GLA�
covers� the� 32� London� boroughs� and� the� Corporation� of� London.� It� is� made� up� of� a� directly� elected�
Mayor�(the�Executive)�and�a�separately�elected�Assembly�(to�scrutinise�the�Mayor).��The�GLA�is�a�public�
authority�designed�to�provide�citywide,�strategic�government�for�London.�Its�principal�purposes�are�to�
promote� the� economic� and� social� development� and� the� environmental� improvement� of� Greater�
London.�
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2.12 Th �Mayor�of�London� is� responsible� for�strategic�planning� in�London.� � In�2004�the� ‘London�Plan’�was�
published.�This�is�the�Spatial�Development�Strategy�for�Greater�London�and�acts�as�the�central�focus�for�
London�wide�policy.�The�London�Plan�sets�out�policies�to�accommodate�the�expected�growth�of�the�city�
in�a�sustainable�way.�The�six�fundamental�objectives�are�to:�

e

e

e

e

� 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.�

2.13 There�are�four�key�implications�which�follow�from�this�policy�direction:�

� Growth�can�only�be�accommodated�without�encroaching�on�open�spaces,�if�development�takes�
place�more�intensively,�leading�to�higher�densities�and�plot�ratios�wherever�appropriate.�

� The�future�scale�and�phasing�of�development�needs�to�be�integrated�with�the�capacity�of�the�
existing�and�proposed�public�transport�system�and�the�accessibility�of�different�locations.�

� A�range�of�supply�side� issues�need�to�be�addressed,� including� the�supply�of�commercial� floor�
space,�housing,�relevant�skills,�adequate�transport�and�a�high�quality�environment.�

� Clear� spatial� priorities� are� needed.� � Areas� of� London� that� have� not� benefited� from� recent�
development�–�notably�in�parts�of�east�London�–�need�to�be�prioritised�for�future�development.�

2.14 Th �London�Plan�acknowledges�that�a�strategy�for�housing�is�not�simply�a�matter�of�providing�adequate�
accommodation,�but�is�also�about�ensuring�access�to�key�public�services�and�local�amenities.��It�aims�for�
future�residential�development�to�be�located�to�maximize�the�use�of�scarce�land,�conserve�energy�and�
be� within� easy� access� of� jobs,� schools,� shops,� and� public� transport� (effective� February� 2008).� � New�
housing�should�also�help�support�economic�growth�and�offer�a�range�of�choices�for�new�households,�
including�affordable�housing�–�both�homes�for�social�renting�and�intermediate�housing.�

2.15 Th � London� 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.�Through�Early�Alterations�(effective�December�2006)�and�subsequent�Further�Alterations�
(effective� February� 2007),� a� new� consolidated� London� Plan� has� been� produced.� Policy� 3A.1� seeks� to�
achieve� a� minimum� target� for� housing� provision� of� 30,500� additional� homes� each� year� between�
2007/08�and�2016/17.�Table�3A.1�sets�out� the�boroughs’�housing� targets.� Lewisham’s� target� is�9,750�
units�which�equates�to�975�per�annum.�This�target� is�made�up�of�conventional�supply�(879),�non�self�
contained�(45)�and�vacant�dwellings�(73).�

2.16 Policy�3A.2�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.�

2.17 Th � Mayor� has� taken� account� of� London’s� relationship� with� the� rest� of� the� southeast� by� setting� the�
monitoring� targets� to� 2016�17.� He� recognises� the� importance� of� working� in� close� collaboration� with�
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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.�

2.18 Fo � the� South�East,� the� Government� has� identified� the� Thames� Gateway� as� the� main� area� for�
development� growth.� Lewisham� is� part� of� the� Thames� Gateway,� which� is� an� area� that� extends� from�
Lewisham� and� Tower� Hamlets� in� London� to� Tilbury� in� Essex� and� the� Isle� of� Sheppey� in� Kent.� � East�
London� and� the� Thames� Gateway� have� also� been� identified� by� the� Mayor� as� a� priority� area� for�
development,� regeneration� and� infrastructure� improvement.� The� London� Plan� estimates� that� East�
London�should�plan�for�a�minimum�of�104,000�additional�homes�and�249,000�jobs�up�to�2016.�

r
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2.24 The� housing� strategy� signals� an� abandonment� of� the� old� target� of� making� 50%� of� completions�

2.19 Th � London�Plan�also�places� a� strong�emphasis� on� the�provision�of� affordable�housing� and�adopts� a�
strategic�target�of�half�(50%)�of�all�additional�housing�should�be�affordable.�This�is�seen�as�strategically�
important�in�order�to�promote�mixed�and�balanced�communities�and�to�meet�the�needs�of�households�
who�cannot�afford�decent�and�appropriate�housing�in�their�borough.�A�shortage�of�affordable�housing�
has� led�to� increasing�numbers�of�households� in� ‘priority�need’�being�forced�to� live�for� long�periods� in�
temporary�housing,�overcrowded� conditions�and� in�bed�and�breakfast� accommodation.�Many�others�
have� moved� out� of� London� and� are� either� travelling� long� distances� to� work� or� have� left� the� capital�
altogether.�

2.20 In ovember� 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�are�conform�to�the�London�Plan.�

2.21 M re�recently,�in�September�2007,�the�Mayor’s�Draft�Housing�Strategy�was�published�for�consultation.�
It� sets� out� the� Mayor’s� policies� to� address� a� range� of� London’s� housing� challenges� and� his� Strategic�
Housing�Investment�Plan,�which�outlines�his�approach�to�investment�for�supporting�the�delivery�of�new�
homes.�The�central�aim�of�the�Draft�Housing�Strategy� is�to�provide�more�affordable�homes�and�more�
family�homes� for� Londoners.� It�plans� for�50,000�new�affordable�homes� in� the� three�years� from�April�
2008�to�meet�the�strategic�target�of�50%�of�homes�being�affordable.�It�also�identifies�a�range�of�housing�
challenges�such�as�first�time�buyer,�over�crowded�families,�elderly�and�disabled�people,�where�housing�
choice�and�mobility�should�be�increased.�

2.22 Th �Mayor’s�Draft�Housing�Strategy�emphasises�the�need�for�each�individual�borough�to�plan�for�and�
contribute�its�share�dependent�on�land�availability,�detailed�consultations�with�boroughs�and�housing�
providers� and� a� lengthy� independent� examination� in� public.� In� the� past� there� have� been� significant�
differences�between�boroughs�in�the�amount�of�affordable�and�social�housing�they�have�delivered.�In�
the�future,�they�will�all�be�expected�to�be�in�general�conformity�with�the�London�Plan.�

2.23 Th �new�Mayor�of�London�however�published�the�London�Mayor�Housing�Strategy�in�March�2008,�and�
although�this�is�merely�a�preliminary�document�and�does�not�lay�out�many�strict�targets,�it�does�provide�
an�indication�as�to�how�policy�may�change�in�the�future�as�a�result�of�the�change�of�administration.��

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� and� of� these� 42%� will� be� for� families� and� 1,250� will� be�
supported�homes.��
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2.25 Th �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�£130million�for�this�endeavour.�

e

2.26 The�new�mayor�also�hopes� to� target� empty�homes� in�order� to�alleviate�demand�and�has�earmarked�

2.27 The�Housing�Strategy�also�hopes�to�halve�the�number�of�Londoners� in�temporary�accommodation�by�

2.28 In�terms�of�the�types�of�housing�produced�the�housing�strategy�hopes�to�encourage�the�development�
�m

2.29 The� Housing� strategy� states� that� the� figures� in� the� London� Plan� will� be� updated� by� the� new�

2.30 The� strategy� already� identifies,� from� an� economic� point� of� view,� that� in� order� to� simply� keep� house�

2.31 East�London�is�identified�by�the�strategy�as�the�area�with�the�most�potential�for�growth,�accounting�for�
%

2.32 In�terms�of�how�the�Mayor�will�interact�with�the�boroughs�it�is�made�clear�in�the�strategy�that�although�

2.33 The� strategy� supports�mixed� tenure�developments�but� rejects�key�worker� schemes�on� the�basis� that�

2.34 The�strategy�identifies�that�330,000�households�are�on�housing�waiting�lists�in�London,�a�figure�that�has�

2.35 egy�also,�based�on�a�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.���

The

ions�that�cover�London���the�others�being�South�West,�East,�North�and�
West.�Each�sub�region�has�its�own�housing�strategy�and�is�the�basis�for�the�delivery�of�new�affordable�

£60million�over�the�next�three�years�to�bring�such�properties�back�into�use.�

2010�and�end�rough�sleeping�by�2012.��

of ore�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.��

administration� 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�short�of�the�2004�study’s�figure�of�353,000.��
The�ORS�study�breaks�this�down�into�245,000�additional�social�rented�properties�and�142,000�market�
homes.���

prices�at�their�current�levels�there�is�a�requirement�for�around�34,000�new�homes�in�London�each�year.���

51 �of�the�city’s�total.���

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).��

London�requires�people�of�all�professions.��

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.�

The�strat

�South�East�London�sub�region�

2.36 This�is�one�of�5�housing�sub�reg

housing�through�Housing�Corporation�investment�and�for�investment�in�private�sector�housing�through�
the�London�Housing�Board.��
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2.37

udes�the�Housing�Corporation,�London�Councils�(formerly�
known�as� the�Association�of� London�Government)� and�housing� association�partners.� � The� scope�and�

2.38

he�solution.�

s.�

2.39 The b e�topics�also�
alig

� To�ensure�there�are�sufficient�high�quality�new�homes�in�all�tenures�to�meet�housing�need�in�
� addressing�

affordability�issues.�

Objecti

� To� reduce� the� number� of� households� who� are� overcrowded� in� both� the� public� and� private�
ions� to� provide� larger� homes� across� the� sub�region� and� targeting�

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

Objecti

� Promoting�the�use�of�choice�based�letting�schemes�in�all�boroughs�and�assessing�the�viability�of�
cient�manner�and�assist�in�

meeting�housing�needs�in�the�sub�region.�

Objecti

� To�prevent�homelessness�through�various� innovative�measures� to�address�current�and� future�
s� in�temporary�

accommodation�by�the�year�2010.�

Objecti

� To� ensure� that� all� housing� is� of� a� decent� standard,� especially� that� occupied� by� vulnerable�
encourage�good�practice�in�the�private�sector��Buy�

to�let,�licensing�and�enforcement.�

Objecti

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

The�South�East�London�Housing�Partnership� (SELHP)� is�made�up�of� the�boroughs�of�Bexley,�Bromley,�
Greenwich,�Lewisham�and�Southwark�and�incl

nature�of�SELHP's�work�can�be�seen�in�the�SE�London�Housing�Strategy�and�its�summary�and�through�
the�sub�groups�that�are�responsible�for�delivering�the�strategy�and�its�action�plan.�

The�following�sub�regional�objectives�stem�from�an�overall�aim�to�improve�delivery�of�housing�services�
in�the�South�East�London�sub�region�and�were�chosen�because�they:�

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

� Are�issues�for�which�sub�regional�working�can�deliver�at�least�part�of�t

� Have�scope�for�resources�to�be�deployed�across�borough�boundarie

�su �region’s�housing�strategy�describes�how�the�following�objectives�will�be�met.��Th
n�to�the�scope�of�this�SHMA.�

Objective�1:�Provide�sufficient�new�good�quality�homes�in�all�tenures�that�are�affordable�

the� sub� region.� This� includes� meeting� the� needs� of� particular� groups� and

ve�2:�Tackle�overcrowding�

sectors� by� developing� opt

ve�3:�Provide�choice�in�housing�to�meet�the�needs�of�the�sub�region�

a�sub�regional�scheme�to�provide�choice,�utilise�stock�in�the�most�effi

ve�4:�Prevent�homelessness�and�reduce�the�use�of�temporary�accommodation�

needs�and�achieve�the�Government’s�target�to�halve�the�number�of�household

ve�5:�Improve�housing�in�the�private�sector.�

people�in�the�private�sector.�To�develop�and�

ve�6:�Tackle�empty�properties�

dwellings�back�into�use.�
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Obj i

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

2.40 The� SHMA� report� describes� a� number� of� measures� that� support� the� sub�region� as� a� functional� sub�
market�of�the�regional�housing�market.�This�is�largely�in�terms�of�the�degree�of�self�containment.�The�
measures�of�self�containment�are�described�in�Figure�4.��

Figure�4�
Movement�Patterns�for�Lewisham�in�2001�(Source:�Census�2001)�

ect ve�7:�Support�independence�for�vulnerable�households�

Destination�
Movement�Patterns� Lewisham��

Borough�
South�East��

London�
London� Total�

Resident�Employees� � � � �

Lewisham�residents�who�work�in…� 35,172� 58,689� 110,319� 114,326�

%�of�employed�residents� 30.8%� 51.3%� 96.5%� 100.0%�

Workplace�Population� � � � �

Employees�working�in�Lewisham�who�live�in…� 35,172� 52,251� 59,572� 64,758�

%�of�workplace�population� 54.3%� 80.7%� 92.0%� 100.0%�

Migrant�Population rant Population� � � � �

Residents�that�moved�in�the�last�year��
who�previously�lived�in…�

12,823� 17,920� 23,689� 30,591�

%�of�migrant�persons� 41.9%� 58.6%� 77.4%� 100.0%�

�

2.41 As�expected�the�degree�of�self�containment�increase�from�Borough�to�Regional�levels.�A�more�detailed�
account�of�all�movement�patterns�are�developed�in�chapter�3.�

Introducing�the�London�Borough�of�Lewisham�

2.42 Lewisham�is�one�of�33� local�authorities�which�make�up�the�Greater�London�administrative�area.� � It� is�
situated�to�the�south�east�of�the�city�with�Southwark�to�the�west,�Greenwich�to�the�east�and�Bromley�
to�the�south�with�the�River�Thames�forming�part�of�the�boundary�to�the�north.�

http://www.visuwords.com/Figure�5��
Identifying�the�Study�Area�

(a)�Lewisham�and�the�SE�London�sub�region�within�Greater�London� (b)�Lewisham�within�the�SE�London�sub�region�

� �
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2.43 The�2001�Census �Lewisham�had�a�population�of�247,500�people,�with�proportionately�
fewer�people�of�retirement�age�than�England�and�Wales�as�a�whole.��At�that�time,�there�were�114,650�
people�working�in�Lewisham�(of�whom�31%�also�lived�in�the�area)�with�a�further�79,500�of�the�resident�

2.44 Lewisham�had�107,400�households�resident�at�the�time�of�the�2001�Census,�and�in�the�subsequent�five�
� an� average� of� 795� dwellings� each� year� (Local� authority�

records).��There�are�a�higher�proportion�of�social�rented�properties�across�Lewisham�than�England�and�

ere�were�19,850�people�
cial�housing�(HSSA�2007)�which�had�increased�from�15,368�applicants� in�2002�

cants�in�2001�(HSSA�2002).�

�
2007� indicates� that� Lewisham� is� the�39th�most�deprived�
deprived�in�London.���

2.46 The� economy� of� Lewisham� Borough� has� a� relatively� narrow
single�employer�in�the�Borough.��The�Borough’s�economically
areas�of�London�for�their�employment,�principally�to�central

Development�and�Housing�Strategies�

2.47 Housing� development� and� strategies� within� Lewisham�
development� of� the� Borough.� � The� Lewisham� Unitary�
2004,together�with�the�London�Plan,�form�the�Development
to:�

� Drive�regeneration;�

� identified� that

population�commuting�to�jobs�outside�the�authority.�

year� period� the� dwelling� stock� increased� by

Wales�as�a�whole,�with�a� smaller�proportion�of�owner�occupied�homes.� � The�average�house�price� in�
Lewisham�is�currently�£262,700�(Land�Registry,�2007),�which�represents�an�increase�of�12.4%�over�the�
past�12�months�and�an�increase�of�52.2%�over�the�past�five�years.��In�2007�th
waiting�for�offers�for�so
and�10,182�appli

2.45 Lewisham�has�relatively�high�levels�of�unemployment�and poverty.��The�Index�of�Multiple�Deprivation�
local�authority� in�England�and� the�11th�most�

� base� with� the� Council� being� the� largest�
�active�residents�mostly�commute�to�other�

�London.�

form� part� of� a� wider� strategy� for� the�
Development� Plan� (UDP),� adopted� in� July�

�Plan�for�the�Borough�and�collectively�seek�

� �
�
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� Ensure�that�development�is�sustainable;�and��

ote�equality�of�opportunity,�in�the�land�use�planning�system.�

balance�of�residential�provision�to�meet�the�full�range�
�for�single�people,�different�sized�families,�people�

�Purchase�Act,� the�Council� is� in� the�process�of�
ments�(DPDs).�These�will�form�part�of�the�Council’s�

� it� is� still� the� case� that� a� principal� vision� and�
ng� need� both� to� meet� local� need� and� contribute�

to� August� 2007)� on� the� preferred� options� for� two�
and� the� Development� Policies� and� Site� Allocations.�
�Core�Strategy�includes�the�following�specific�spatial�

�and�affordable�homes�provided�at�a�range�of�

2.51

ing�needs�for�the�whole�
community.�This�will�involve�panning�for�sufficient�growth�in�housing�stock�and�providing�a�range�of�

2.52

� Prom

2.48 UDP�Policy�STR.HSG�3�seeks�to�ensure�a�mix�and�
of�identified�housing�needs�in�the�Borough�including
with�special�needs�and�for�affordable�homes.�

2.49 In�accordance�with� the�2004�Planning�and�Compulsory
replacing�the�UDP�with�new�development�plan�docu
emerging� Local� Development� Framework.� However,
objective� is� to� make� provision� for� additional� housi
towards�meeting�London�wide�needs.�

2.50 The� Council� has� prepared� and� consulted� (June�
Development� Plan� documents;� the� Core� Strategy�
The�spatial�vision�for�the�Borough�as�detailed�in�the
vision�relating�to�housing:�

That�all�residents�have�access�to�decent,�quality
tenures�and�sizes,�including�family�homes;�that�contribute�to�a�sustainable�community.�

This�is�further�developed�through�one�of�the�strategic�objectives�titled�‘Homes�for�All’:�

To�ensure�a�mix�and�balance�of�residential�accommodation�to�meet�hous

tenure�and�accommodation�size�to�meet�needs,�including�family�housing.�

However,�housing�provision�within�Lewisham�forms�only�part�of�wider�strategic�objectives�within� the�
Borough�and�must�be�balanced�against�other�objectives.� It� is�within� this� context� that� future�housing�
provision�needs�to�be�considered.�

� �
�
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Summary�of

� A�series�of�new�government�documents�on�policy�and�planning�emphasise�the�overriding�importance�of�sustainable�
de

�

SH
po

�

� �growing.�The�estimated�population�in�2003�was�7.3�million�people�in�
20

�

� Lewisham’s�population�was�247,500�in�2001�with�a�projected�increase�to�281,600�by�2016.�

� Le

� De � its� Unitary�
De

� From�2001�2006�the�dwelling�stock�increased�by�an�average�of�795�dwellings�each�year.�

� Le is�
ta

� The

�Key�Points�

velopment�in�considering�housing�policy.�

Housing� policy� is� focused� on� increasing� the� supply� of� dwellings� with� particular� emphasis� on� the� provision� of�
affordable�housing.�

� MA’s�should�provide�a�sound�evidence�base�for�the�development�of�both�regional�and�local�housing�development�
licies.�

The�Mayor’s�London�Plan�forms�the�backdrop�to�the�development�of�sub�regional�and�borough�plans�in�London.��Its�
main� aims� are� to� accommodate� London’s� growth� within� its� boundaries,� to� make� London� a� better� city� to� live� in,�
more�prosperous,�more�accessible,�more�attractive,�well�designed�and�green,�and�to�promote�social�inclusion.�

Since�1989�the�population�of�London�has�been
03�and�the�projection�is�for�it�to�be�8.1�million�by�2016.�The�population�is�also�expected�to�become�more�youthful�

and�culturally�diverse.�

The� Draft� Mayor’s� Housing� Strategy,� 2007,� has� an� affordable� housing� target� of� 50%� and� plans� for� 50,000� new�
affordable�homes�for�Londoners�during�2008�11.�

wisham�had�107,400�households�resident�at�the�time�of�the�2001�Census.�

veloping� housing� provision� is� an� important� part� of� Lewisham’s� strategic� objectives� described� in
velopment�Plan�and�will�be�carried�forward�in�Lewisham’s�LDF.�

wisham’s�housing�target�within�the�London�Plan�is�9,750�units,�which�equates�to�975�dwellings�per�annum.�Th
rget�is�made�up�of�conventional�supply,�non�self�contained�units�and�vacant�dwellings.�

�requirement�for�affordable�housing�has�risen�over�recent�years.�
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3. T n�of�the�report�considers�the�main�factors�considered�to�be�driving�the�housing�market�–�that�
is, e�
local d�
o �from�
the �
B t�
co and�regional�patterns.�In�order�to�gain�a�wider�understanding�of�the�character�of�
Le ’�
sa services�and�report�on�Multiple�Deprivation�at�ward�level.�

P p

National

3. R
h
ra
k
numbers�(Figure�6).��According�to�the�Office�for�
National� Statistics� (ONS),� until� the� mid�1990s,�
natural�change�was�the�main�driver�for�growth,�
with� births� outnumbering� deaths.� � However,�
more� recent� growth� has� been� predominantly�
based�on�international�migration.�

3.3 Figure�7�shows�that�there� is�a�natural� increase� in�the�UK�population.�The�natural�population� increase�
between� 2003/04� and� 2004/05� was� 126,800� people.� � This� increase� is� commonly� attributed� to�
improvements�in�health�care,�which�reduces�child�mortality�rates�and�allows�people�to�live�for�longer.�

3.4 Figure�8�demonstrates� that� there�has�been� fairly� rapid� growth� in�net�UK�migration,�with�particularly�
high�growth�between�2003/04�and�2004/05.�The�ONS�reports�that�this�increase�was�mainly�due�to�the�
rise�in�the�number�of�citizens�coming�from�the�ten�accession�countries�(A10)�that�joined�the�EU�in�May�
2004.��Net�in�migration�of�A10�citizens�was�74,000�in�mid�2005,�compared�with�10,000�in�mid�2004.�

1 his�sectio
� the� demographic,� economic� and� social� factors� that� underpin� demand� for� housing.� � Firstly� we� th

�population�across�Lewisham,�concentrating�in�particular�on�how�local�circumstances�have�change
ver�the�last�ten�years�and�how�they�are�projected�to�change�in�future.�We�draw�on�information

� household� survey� to� understand� the� scale� and� nature� of� household� migration� as� it� affects� the
orough.��Then�we�look�at�the�economic�characteristics�of�local�households,�and�how�local�employmen
mpares�to�national�
wisham� as� a� place� to� live,� we� examine� information� from� the� household� survey� about� households
tisfaction�with�access�to�local�facilities�and�

o ulation�

�Level�Population�and�Household�Changes�

Figure�6:
Number�of�Households�in�the�UK�

2 ecent� figures� show� that� the� number� of� 1981�2021�(Source:�DETR)�

ouseholds� in� the� UK� has� increased� more�
pidly� than�housing� supply.� � There�are� several�

ey� reasons� for� the� increase� in� household�

� �
�
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Figure�7�
Births�and�Deaths�in�the�UK,�2001�2005�(Source:�ONS,�General��
Register�Office�for�Scotland,�NI�Statistics�&�Research�Agency)�

�

Figure�8�
Population�Change�in�the�UK,�2001�2005�(Source:�ONS,�General��
Register�Office�for�Scotland,�NI�Statistics�&�Research�Agency)�

3.5 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.�

3.6 This� significant� reduction� in� household� size� has� several� possible� causes.� � � � It� is� likely� that� the� key�
contributors�are� increasing� rates�of� relationship�breakdown,�people�delaying�having�children�and� the�
ageing�population.��The�effect�of�the�ageing�population�is�that�more�people�are�living�longer�and�some�
of�them�are�living�alone�for�longer�as�women�have�a�longer�life�expectancy�than�men.�(ONS�Population�
Trends)�

Population�Trends�in�Lewisham�

3.7 In� 2006� Lewisham� had� a� population� of� over� 255,700� people� (ONS� Mid�year� Population� Estimates).��
Lewisham�saw�a�steady�growth�in�its�population�until�2001,�but�the�population�declined�between�2001�

and� 2003� before� starting� to� increase� again� (Figure� 9).� � Taking� the� 1981� population� as� a� base,� the�
population�of�Lewisham�rose�by�7.6%�in�the�period�up�to�2006�from�237,500�to�255,700�people.��This�
compares�with�a�rise�in�population�of�over�8%�for�the�whole�of�England�and�10.4%�for�London.�

Figure�9�
Population�of�Lewisham,�London�and�England:�1981�2005�(Source:�ONS�Mid�Year�Population�Estimates)�
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3.8 The� population� of� Lewisham� is� expected� to�
continue� to� grow� in� the� future,� but� at� a� faster�
rate� than� in� the� past� and� more� in� line� with�
London� as� a� whole.� � Based� on� p
estimates�from�2007,�the�GLA�estimate
population�of� Lewisham�will� rise� to�279,600�by�
2016.� � This� would� represent� a� 10%� rise� in� 10�

3.9

proportionally� fewer� older� people� compared�
and�Wales.�

3.10 �2001�Census,�the�2006�mid�year�population�estimates�
in� the� 5�14� years� range,� but� has� gained� a� significant�

� � �

Figur
Age�P s�(S
Estim

Figure�10
Age�Profile�for�Lewisham�Compared�with�England�and�Wales:�2006�
(Source:�ONS�Mid�Year�Population�Estimates)�

opulation�
�that�the�

years.�

The� age� structure� of� the� population� of�
Lewisham� from� the� ONS� mid�year� population�
estimates�for�2006�(Figure�10)�shows�that�there�
are�far�more�adults�aged�25�44�years�in�the�area�
than�in�England�and�Wales�as�a�whole,�but�that�
the�population�share�for�children� is�around�the�
national� average.� Lewisham� also� has�

with�England�

Figure�11�shows�that�when�compared�with�the
show� that� Lewisham� now� has� fewer� children�
amount of�population�in the�35�49�years�age�range.

e�11�
rofile�for�Lewisham�from�2001�Census�and�2006�Mid�year�Estimate
ates)�

ource:�2001�Census�of�Population�and�ONS�Mid�Year�Population�

3.11 Figure� 12� compares� the� age� structure� of� the� population� of� Lewisham� from� the� 2006� mid�year�
population�estimates�with�that�from�the�2007�household�survey.���This�shows�that�for�most�age�groups�
the� results� from� the� household� survey� are� consistent� with� those� from� the� 2006� mid�year� estimates.��
However,�the�household�survey�found�that�the�population�of�children�in�the�5�14�years�age�groups� is�
much�higher�in�Lewisham�than�is�shown�by�the�2006�mid�year�estimates.��Possible�explanations�for�this�
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�
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result�are�explored�in�the�section�on�migration�(Paragraphs�3.15�3.39)�and�the�results�cast�doubt�upon�
the�accuracy�of�the�mid�year�population�estimates.�

�14� years� is sham�
�aged

mid�year�population�estimates.��This�is�likely�to�mea
Borough�and�that�there�is�a�case�for�further�funding
children.�

Figure�12�
Age�Profile�for�from�2006�Mid�year�Estimates�and�2007�Household�Survey�(Sou
Survey�2007)�

3.12 The� higher� number� of� children� aged� 5 � likely� to� have� major� implications� for� Lewi
because�it�implies�that�there�are�far�more�school �children�in�the�borough�than�are�indicated�by�the�

n�that�pressure�on�school�places�will�be�high�in�the�
�for�schools�to�help�them�accommodate�the�extra�

rce:�ONS�Mid�Year�Population�Estimates�and�Lewisham�Household�

Household�Structure�

It� is� important� to� consider� the� structure� of�
households� when� assessing� housing�
requirements.� � More� single� people� in� an� area�

3.13

may� require� more� dwellings� to� accommodate�

large� families� will� require� larger� houses� to�

ent�child.��This�compares�with�
� with� a� dependent�

� �
�
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the�same�number�of�people,�while�an�area�with�

accommodate�them.���

3.14 The� younger� than� average� population� in�
Lewisham� has� implications� for� household�
structure.� 22%� of� all� households� are� non�
pensioner� single� persons,� 10%� are� single�
pensioners� and� 14%� are� single� parents.��
Therefore,� over� 45%� of� households� in�
Lewisham�contain�only�one�adult.���

3.15 31.6%�of�all�households�in�Lewisham�are�estimated�to�contain�a�depend
30.4%� at� the� time� of� the� 2001.� Census.� � Therefore,� the� proportion� of

Figure�13
Household�Type�(Source:�Lewisham�Household�Survey�2007)�

� households
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child�has�not�grown� rapidly�despite� the�evidence
The�growth� in� the�number�of� children�has�been
children.��

�14�
ling�Type�and�Tenure�by�Household�Type�(Source:�Lewisham�Househ

� th mber�of� children� in� the�population�has.��
� dri ng� two�or�more�

Figure
Dwel old�

at� the�nu
ven�by�more�households� containi

Survey�2007)�

Semi� Private� Social��
Household�Type� Detached� Terraced� Flat� Owned�

detached� Rent� Rent�

Single�person� 0.6� 3.0� 13.3� 83.1� 30.6� 26.9� 42.5�

Lone�parent� 0.0� 6.0� 37.0� 57.0� 18.6� 57.8� 23.6�

Adult�coupl �e 2.1� 10.7� 27� 60.2� 52.1� 8.8� 39.2�

Adult�couple�with�children� 3.1� 16.8� 48.5� 31.6� 56.3� 23.2� 20.5�

Group�of�adults� 2.3� 8.8� 46.1� 42.8� 38.4� 21.9� 39.7�

Group�of�adults�with�children� 0.0� 26.9� 31.2� 41.9� 31.3� 38.8� 29.9�

Single�pensioner� 2.6� 13.1� 30.0� 54.3� 39.9� 53.0� 7.1�

Pensioner�couple� 2.1� 19.2� 43.7� 33.8� 65.3� 27.4� 7.3�

All usehold�groups��ho 1.7%� 10.2%� 33.8%� 54.3%� 40.0%� 30.2%� 29.8%�

Po n�

�is

e�take� information�from�the�household�
ey� to� understand� the� recent� migration� driven� activity� in� the� market� and� to� see� how� it� affects�

19 Since� 1996�97,� the� ONS� has� published� relatively� localised� migration� data� using� information� from� the�
HS

pulation�Migratio
3.16 It �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�w
surv
Lewisham.�

3.17 Data� from� the�2001�Census� showed� that�of� the� Lewisham’s�247,500� residents� in�households,�29,550�
(12.0%)�had�moved�home�within�the�last�12�months.���

3.18 Of�those�that�moved:�

� 12,500�(42%)�moved�within�Lewisham;�

� 14,450�(48%)�moved�to�Lewisham�from�elsewhere�in�the�UK;�and��

� 2,600�(8%)�moved�to�the�area�from�overseas.�

and:�

� Lewisham�lost�a�net�1,150�people�across�the�UK�in�2000�2001.�

� A�further�3,700�people�resident�in�Lewisham�were�recorded�as�having�“No�usual�address”�12�
months�before�the�Census.�

Migration�Trends�

3.

N �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�Lewisham�over�the�period�2000�2005.�

� �
�
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Figure

nd
roun

�15�
Net�Migration�to�Lewisham�by�England�and�Wales�Region�2000�2005�(Source:�ONS�Migration�Statistics�Unit:�Movements�between�local�authorities�
in�Engla �and�Wales�based�on�patient�register�data�and�patient�re�registration�recorded�in�the�NHSCR.��Note:�Figures�may�not�sum�due�to�

ding)�

Total�UK�Region� 2001� 2002� 2003� 2004� 2005�

London� (60)� (1,620)� (1,610)� (520)� (400)� (4,210)�

North�East� (30)� 50� (50)� (30)� (40)� (100)�

North�West� (60)� (90)� (100)� (70)� (100)� (420)�

Yorkshire�&�Humberside� (20)� (110)� (90)� (170)� (60)� (450)�

East�Midlands� (130)� (260)� (170)� (210)� (60)� (830)�

West�Midlands� 10� (50)� (210)� (170)� (40)� (460)�

Eastern� (350)� (510)� (510)� (530)� (500)� (2,400)�

South�East� (1,660)� (2,260)� (2,460)� (2,370)� (1,840)� (10,590)�

South�West� (170)� (300)� (330)� (310)� (240)� (1,350)�

Wales� (90)� (60)� (130)� (80)� (100)� (460)�

Total� (2,560)� (5,210)� (5,660)� (4,460)� (3,380)� (21,270)�

3.20 Figure�15�shows�the�net�migration�to�Lewisham�
from�every� region�of�England�and�Wales� in� the�
past�5�years.��Overall,�migration�accounted�for�a�
fall� in� the� authority’s� population� of� 21,270�
people�from�2000�to�2005�to�the�rest�of�England�
and�Wales.��This�represents�around�8.5%�of�the�
current� population� of� the� area.� � The� major�
regions� that� migrants� have� moved� to� are� the�
South�East,� the�rest�of�London�and� the�Eastern�

� �
�
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region.� � However,� it� should� be� noted� that� the�
population�of�Lewisham�still�grew�in�this�period�

ct� of� international� migration�
and� indigenous� population� growth� in� the�

3.21

gration� from� any� area.��
Thicker� arrows� are� also� associated� with� higher�

3.22 ��
ambeth�have�the�largest�net�migration�to�the�area�and�

o

3.23 � Lewisham� lost� population� through� migration.� � It� is�
�of�Bromley,�Bexley�and�Greenwich�were�the�largest�recipients�

f� m

due� to� the� impa

authority.�

Figure�16�shows�the�net�migration�to�Lewisham�
between� 2000� and� 2005� from� the� rest� of�
England� and� Wales.� � Darker� shades� of� red�
represent� higher� levels� of� out�migration� and�
there� was� no� net� in�mi

levels�of�net�migration.�

Figure�17�shows�the�individual�local�authorities�which
The�neighbouring�authorities�of�Southwark�and�L
all�10�authorities�are�in�L ndon.�

Figure� 18� shows� the� local� authorities� to� which
apparent�that�neighbouring�authorities

Figure�16
Net�Migration�to�Lewisham�by�the�Government�Office�Regions�of�
England�and�Wales�2000�2005�(Source:�ONS�Migration�Statistics�
Unit)�

�have�had�the�highest�net�migration�to�Lewisham.

o igrants� from� Lewisham,� and� Southwark� presents� the� largest� net� inflow� to� Lewisham� �therefore�
Lewisham�gains�population�from�Bexley,�Bromley�and�Greenwich�and� loses�population�to�Southwark.�
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These� boroughs� are� highlighted� in� Figure� 17 and� Figure� 18.� The� other� boroughs� of� the� South� East�
London� housing� sub�region� form� an� important� part� of� the� migration� pattern� for� Lewisham.� � This�
encourages� the� need� to� understand� the� housing� market� of� Lewisham� in� the� context� of� the� wider�
housing�market�of�south�east�London.�

sing� markets.� � This� also� demonstrates� that� the� proposed� Lewisham� sub�regional�
grouping�is�appropriate.�

Figur
Migratio �Unit:�Movements�between�local�authorities�in�England�and�

patient�re�registration�recorded�in�the�NHSCR)�

3.24 Figure� 19� 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� hou

e�19�
n�Between�London�Boroughs�2001�2006�(Source:�ONS�Migration�Statistics

Wales�based�on�patient�register�data�and�

�

Figure�18
Top�10�Local�Authorities�with�the�Highest ration

sham� 05�(So S�Mig tistics�
�Net�Mig

ration�Sta
�from�

Unit)�Lewi 2000�20 urce:�ON

Local� ity�Author
In�

migrants�
Out�

migrants�
Net�

Bromley� 5,060� 12,530� (7,470)�

Bexley� 1,300� 4,600� (3,300)�

Greenwich� 7,340� 10,150� (2,810)�

Medway�UA� 480� 1,760� (1,280)�

Croydon� 2,490� 3,610� (1,120)�

Sevenoaks� 230� 1,090� (860)�

Dartford� 250� 1,080� (830)�

Tonbrid lling�ge�and�Ma 140� 740� (600)�

Canterbury� 330� 890� (560)�

Swale� 200� 730� (530)�
�

Figure�17�
Top�10�Local�Authorities�with�the�Highest�Net�Migration�to
Lewisham e:�ONS�Migra cs�Uni

��
t)��2000�2005�(Sourc tion�Statisti

Local�Authority�
In�

migrants�
Out�

migrants�
Net�

Southwark� 12,780� 7,410� 5,370�

Lambeth� 6,610� 4,030� 2,580�

Wandsworth� 2,420� 1,720� 700�

Tower�Hamlets� 1,710� 1,170� 540�

Brent� 1,240� 800� 440�

Hackney� 1,570� 1,210� 360�

Haringey� 1,250� 920� 330�

Islington� 1,230� 970� 260�

Westminster� 1,160� 930� 230�

Camden� 1,100� 910� 190�
�
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3.25 Figure�20�shows�a�more�detailed�picture�of�the�migration�flows�for�Lewisham�and�the�rest�of�south�east�
London.��The�chart�shows�that�Lewisham�receives�population�from�Lambeth�and�Southwark,�but�loses�

�chart�shows�that�there�are�extremely�strong�migration�links�between�the�central�London�boroughs�
of�M andsworth,�Lambeth,�Southwark�and�Lewisham.��How �the�migration�flows lving�
Southwark�and� m�t to�pred �he th�east, e�those ving�Wandsworth�
and�Merton�te ad�so and�sout est.��Therefore,�these� groups�o horities ar�to�
naturally�belo rent �regions.

3.27 The�most�d ugh� ocate�to b�region mbeth� �connec �boroug both�
south�east � � �However,� its� strongest� connection� is�with ydon� in� �
west� London�su n.� �Although�Lam sits�mo fortab h� the� so west� Lo sub�
region,�its�link out remain tant.�� th�a�so f�in�mi to�Lew and�
Croydon�and� �destination�for �from �of� �factors �sub�
regions�need�to�take each�other’s policies�in ing�housing�and�other�strategies.

3.28 Overall� the� evidence� supports� the� view� that� Lewisham,� Bexley,� Bromley,� Greenwich� and� Southwark�

Figur
Migr ource �Migration�Statistics�Unit:�Movements�between�local�
auth nt�re

migrant�to�Greenwich,�Bromley�and�Bexley.��

3.26 The
erton,�W ever, �invo

Lewisha end� ominantly ad�sou �whil � invol
two� f�aut �append�to�he uth� h�w

ng�in�diffe �sub ���

ifficult�boro to�all �a�su �is�La which ts�to hs�in�
� and� south�west London. �Cro the� south

b�regio beth� st� com ly�wit uth� ndon�
s�to�the�s h�east� �impor It�is�bo urce�o grants� isham�

an�important �migrants �Lewisham.��Because these �both
�account�of� � �develop �

form�a�coherent�London�sub�region.���

e�20�
ation�Between�London�Boroughs�in�South�East�London�2001�2006�(S
orities�in�England�and�Wales�based�on�patient�register�data�and�patie

:�ONS
�registration�recorded�in�the�NHSCR)�

�
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�

Page�40�
�



Chapter�3�–�Housing�Market�Drivers�

� �
�

Page�41�
�

Age

3.29

�to�the�rest�of�England�and�Wales.��This�is�the�equivalent�of�over�
3%� of� the� entire� population� of� the� area.� � This� migration� data� informs� the� mid�year� population�

mates,�which�also�show�a�decline�of�8,000�in�the� �of�children�aged�5�14�years�since�the�2001�

Figur
Migr �Lewis �G �2005 ar�(Source:�ONS�M �Unit)�

�of�Migrant�Persons�

The�age�structure�of�the�net�migrants�to�Lewisham�is�shown�in�Figure�21.��Lewisham�has�experienced�a�
net�loss�of�over�8,000�migrant�children

esti
Census.�

number

e�21�
ation�to�and�from ham�by�Age roup�2001 �by�Ye igration�Statistics

Age�Group� 2001� 2002� 2003� 2004� 2005� Total�

In�Migrants� � � � � � �

0�15�years� 1,990� 1,870� 1,910� 2,220� 2,520� 10,510�

16�24�years� 3,520� 3,120� 3,040� 3,280� 3,150� 16,110�

25�44�years� 8,720� 8,260� 8,400� 9,090� 9,590� 44,060�

45�64�years� 1,070� 1,100� 1,090� 1,210� 1,400� 5,870�

65+�years� 410� 350� 390� 350� 370� 1,870�

Total� 15,710� 14,700� 14,830� 16,150� 17,030� 78,420�

Out�Migrants� � � � � � �

0�15�years� 3,300� 3,720� 3,870� 3,830� 3,810� 18,530�

16�24�years� 2,950� 3,080� 3,090� 2,960� 3,080� 15,160�

25�44�years� 9,310� 10,140� 10,500� 10,260� 10,380� 50,590�

45�64�years� 1,830� 2,000� 2,110� 2,240� 2,290� 10,470�

65+�years� 820� 870� 820� 970� 860� 4,340�

Total� 18,210� 19,810� 20,390� 20,260� 20,420� 99,090�

Net�Migrants� � � � � � �

0�15�years� (1,310)� (1,850)� (1,960)� (1,610)� (1,290)� (8,020)�

16�24�years� 570� 40� �50� 320� 70� 950�

25�44�years� (590)� (1,880)� (2,100)� (1,170)� (790)� (6,530)�

45�64�years� (760)� (900)� (1,020)� (1,030)� (890)� (4,600)�

65+�years� (410)� (520)� (430)� (620)� (490)� (2,470)�

Total� (2,500)� (5,110)� (5,560)� (4,110)� (3,390)� (20,670)�

International

3.30 In�recent
increase
from�
workers
they�
Insurance
locations.

3.31 Figure�
new�
nationals
workers
residing
that�this
received

�Migration�

�years�the�UK�has�experienced�a�noticeable�
� in� the�number�of�migrant�workers�arriving�

overseas.� � Records� of� the� location� of� these�
� are� imperfect,� but� one� measure� of� where�

moved� to� is� the� number� of� new� National�
� numbers� issued� to� workers� in� particular�
�

22� shows� that� in� 2005/06� a� total� of� 6,770�
National� Insurance� numbers� to� non�UK�

� were� issued� in� Lewisham.� � This� group� of�
� represent� around� 2.7%� of� all� people�
� in� the� local� authority.� � It� should� be� noted�
�figure�relates�only�to�employees�who�have�
�new�National�Insurance�numbers�and�does�

Figure�22
New�National�Insurance�Registrations�of�Non�
Lewisham�2005/06�by�Country�of�Origin�(Sourc

UK�Nationals�in�
e:�DWP)�
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n �include�any�of�their�dependents.�

Figure�22�shows�that�around�15%�of�all�new�nation

ot

3.32 al�insurance�registration�in�Lewisham�were�issued�to�
Polish�nationals.��This�group�therefore�represents�around�0.4%�of�the�total�population�of�the�authority,�

ut

3.33

ver,�the�number�of�migrant�workers�is�
still� likely� to�have�had�a�major� impact�upon� the�housing�market�of� Lewisham.� � In�particular,�migrant�

Figure
New�

b �the�figure�could�be�higher�as�this�only�takes�into�account�those�with�a�NI�number.�

To�place�the�results�for�new�national� insurance�numbers�for�non�UK�nationals� into�context,�Figure�23�
shows�the�numbers�for�each�London�borough.��This�shows�that�the�figures�for�Lewisham�are�relatively�
low�when�compared�with�other�central�London�boroughs.��Howe

workers�tend�to�occupy�private�rented�dwellings�and�this�may�help�to�explain�changes�in�the�Lewisham�
housing�market�which�are�discussed�further�in�paragraphs�4.21�4.23.�

�23�
National�Insurance�Registrations�of�Non�UK�Nationals�by�London�Borough�2005/06�(Source:�DWP)�

�

3.34 In� the�Household� Survey,� 30� interviews� took�place�with� respondents� from� recent� accession� states� in�
Eastern�Europe� including�17�from�Poland.� �Nationals�of�EU�accession�states�therefore�formed�around�
2%�of�all�interviews.���

3.35 Some� of� these� individuals� were� long�term� residents� in� Lewisham,� but� most� were� recent� migrants.��
Therefore,� the� results� from� the� household� survey� do� support� the� evidence� that� recent� migrants� to�
Lewisham�from�Eastern�Europe�form�a�small�but�significant�share�of�the�population.��The�small�number�
of� respondents� from� Eastern� Europe� means� that� any� analysis� of� the� results� may� not� be� reliable� and�
must�be�triangulated�with�other�data.��
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3.36 A� group� who� are� not� identified� in� the� 2001�
Census�are�asylum�seekers.��However,�the�Home�

tional� Asylum� Support�
ice� (NASS)� or� live� in� accommodation�

3.37 Asylum � are� very� important� for� �
studies� such � one. Asylum �
populations� ly� ecome� gee�
populations� erie elsewh has�
shown� that� � are� prone� to�
struggle�to�fin d�adequate�housin

24�shows�that�the�num er�of�asylum seekers�in�Lewisham�who receive�either�accommodation�or�
financial�supp the�National�Asylu eker�Se �i ently�ar 300,�bu een�
as�high�as�1,0 rop�in bers�is� �with�a �in�the�number�of�asylum �nationally.��

3.39 Any� children d� wi � mig worker� ylum� se househ � y� to�
Lewisham,�will �been �registered�with �doctor.��Therefore,�they �not�be d�

� by� the� ONS� NHSCR� statistics.� � The� children� associated� � recent� international� t�
households�m lac se�chil ho�ha ed�aw m�Lew since�t e�of�
the�Census.�� ct�of� rnational� ration�ma elp�to�explain�the�high mber�o ldren�
found�in�the� �surv mpare the�20 �year�population�estimates.�

Household�Migration �the� vey
3.40 �been�taken�from�the�household�survey.��It�is�based�upon�households:��

� that�have�moved�within�the�last�5�years�where�the�previous�address�was�outside�Lewisham��

�

3.41

3.42 �by
�that�moved�to�the�borough�over�the�last�5�years�

se�households� that�have� subsequently� left� the�borough�or� those� that�have�
moved� to� another� home� within� the� borough� (as� their� immediately� previous� address� would� now� be�

3.43

�1�year�

�but�less�than�3�years�

s�but�less�than�5�years�

Figure�24
Asylum�Seekers�in�NASS�Accommodation�or�Receiving�Subsistence�
Only�Support�from�NASS�in�Lewisham�2003�2007�(Source:�HM�Land�
Registry)�Office�publishes�separate�asylum�seeker�statistics�

on�a�quarterly�basis.��Since�the�end�of�2002�these�
have� included� figures� for� the�number�of� asylum�
seekers� in�each� local�authority�who�either� claim�
support� from� the� Na
Serv
provided�by�NASS.���

� seekers housing
� as� this � � � seeker
are� like to� b refu
and� exp nce� ere�

refugee� populations
d�jobs�an g.��

3.38 Figure� b � �
ort�from� m�Se rvice�(NASS) s�curr ound� t�has�b
00.��The�d �num in�line �drop �seekers

� associate th� either rant� or� as eker� olds� moving directl
�not�have �previously �a �will �identifie

as� migrants with migran
dren�w ve�mov ay�fro isham� he�timay�be�rep ing�tho

This�impa inte mig y�h er�nu f�chi
household ey�co d�with� 06�mid

�and household�sur �

The�following�data�has

� likely�to�move where�they�expect�to�move�outside

The�headline�results�are�as�follows.�

The�total�number�of�in�migrant�households�identified
lower�than�the�total�number�of�in�migrant�households
as� it�does�not� include� tho

�Lewisham��

�the�survey�was�21,251�–�although�this�will�be�

somewhere�in�Lewisham).�

Of�the�in�migrant�households�identified:�

� 8,314�(39%)�lived�at�current�address�for�less�than

� 9,912�(47%)�lived�at�current�address�for�1�year

� 3,025�(14%)�lived�at�current�address�for�3�year

� �
�
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3.44 cting�to�leave�the�borough�identified�by�the�survey�was�16,796�–�
but�once�again�this�is�likely�to�be�lower�than�the�total�number�of�out�migrant�households�likely�to�leave�

e

rapidly�

3.45

� 7,916�(47%)�expect�to�move�in�more�than�1�year�but�within�3�years�

� 988�(6%)�expect�to�move�in�more�than�3�years�but�within�5�years�

The�total�number�of�households�expe

th �borough�over�the�next�5�years.��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�5�years�if�their�circumstances�are�
changing.��Therefore�16,796�represents�the�best�available�information�on�future�out�migration�from�the�
borough,�but� this� is� subject� to�potential� changes�as� the� changes�occur� in� the�housing�market�and� in�
economic�circumstances.�

Of�the�out�migrant�households�identified:�

� 7,892�(47%)�expect�to�move�within�1�year�

3.46 In� the� section� of� this� chapter� looking� at� population� change,� Figure� 15� described� a� net� migration� of�
people�away� from�Lewisham.� � The�household� survey� suggests� that� there� is� a�net� gain�of�households�
from�migration.���

3.47 There� are� some� significant� findings� when� comparing� households� that� are� leaving� and� arriving� that�
suggest� how� migration� is� driving� Lewisham’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.�

3.48 Current� tenure� of� migrant� households� differs� significantly� between� in� and� out� migrants.� � Figure� 25�
suggests�that� in�migrants�are� less� likely�take�up�residence� in�Lewisham�as�social� tenants�and�outright�
owners.� � They�are�proportionally�much�more� likely� to� take�up� residence� in� the�private� rented� sector�
with�around�58%�of�in�migrants�moving�into�this�tenure.��This�is�a�key�finding�regarding�what�is�driving�
demand�for�the�private�rented�sector.�

Figure�25�
Tenure�of�Migrant�Households�(Source:�Lewisham�Household�Survey�2007)�

�
3.49 Incoming�migrant�households�are�more�likely�to�be�single�people�(accounting�for�a�third�of�all�migrant�

households)� and� very� unlikely� to� be� pensioner� households.� � It� is� also� worth�noting� that� very� few� in�
migrant�households�have�dependent�children;�around�20%�of� in�migrant�households�have�children�to�
support,�compared�to�around�24%�of�out�migrant�households.�

�

�

�

�

�

�

� �
�
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Figure�26
Migrant�Households�by�Household�Type�(Source:�Lewisham�Household�Su

�
rvey�2007)�

�

� migrants�are�more�likely�to�be�White�British�or�Other�

3.51 t ished�Black�Caribbean�population� in�the�borough,�
�currently�be�moving�into�the�borough�and�are�also�

identified�that�the�Black�African�population�were�less�
� groups� –� but� they� are� still� represented� within� the� in�

Figur
Migr

3.50 With�regard�to�ethnicity�Figure�27�shows�that out�
White.�

It� is�also�wor h�noting�that�whilst� there� is�an�establ
households�from�this�ethnic�group�are�less�likely�to
less�likely�to�leave�the�borough.��The�survey�also�
likely� to� leave� the� borough� than� other� ethnic
migrant�population.�

e�27�
ant�Households�by�Ethnic�Group�(Source:�Lewisham�Household�Survey�2007)�

�

Finally,�both�in�and�out�migrating�households�have�more�income�when�compared�to�all�households�in�3.52

Lewisham.��Given�that�the�income�levels�of�in�and�out�migrants�are�similar�this�would�suggest�that�there�
is�no�wealth�gain�from�in�migration�that�is�often�found�in�other�housing�markets.��It�is�possible�that�with�
over�40%�of�all�households�having�income�of�less�than�£15,000�p.a.�many�would�find�it�financially�very�
difficult�to�move�home.���

� �
�
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�

e�28�
e�of�Migrant�Households�(Source:�Lewisham�Household�Survey�2007)�

Figur
Incom

�

Reason r

3.53 The � information� from� the� household� survey� reports� the� range� of� reasons� given� for� the�

3.54 moving�from�Lewisham�to�Bexley/Bromley/Greenwich:�

n�reasons�for�moving�from�Lewisham�to�Southwark:�

� Separation�from�partner�/�other�family�reasons�

� Unable�to�afford�previous�home�

57 Main�reasons�for�moving�from�Southwark�to�Lewisham:�

� To�get�a�larger�home�

s�fo �moving���

� following
movements�of�migrating�households�both� to�and� from�Lewisham�within� the�South�East� London� sub�
region.�

Main�reasons�for�

� Larger�home�

� Better�quality�of�life�

� Quieter�area�

� Want�to�own�

� Want�a�garden�

� Want�a�better�house�

� Better�school�catchment�area�

3.55 Mai

� To�be�near�work/improve�journey�to�work�

� To�take�up�a�new�job�

3.56 Main�reasons�for�moving�from�Bexley/Bromley/Greenwich�to�Lewisham:�

� To�take�up�a�new�job�

� To�be�near�work�/�improve�journey�to�work�

� To�buy�own�home�

� To�get�a�larger�home�

� To�leave�parental�home�/�set�up�independent�home�

3.

� �
�
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� To�be�near�work�/�improve�journey�to�work�

�L
3.58 The� economy� of� Lewisham� has� a� very� narrow� base� with� relatively� high� levels� of� unemployment� and�

3.59

riority�area�for�development,�regeneration�and�infrastructure�improvement.��
This�section�highlights�some�of�the�key�issues�for�the�local�economy�of�Lewisham.�

�

�

�

�

�

�

� To�live�near�family�

� Couldn’t�afford�previous�home�

� To�get�a�better�house�

� To�buy�own�home�

� To�set�up�independent�home�

�

The ocal�Economy�

poverty.� � Lewisham� Borough� Council� is� the� largest� employer� in� the� authority,� and� many� residents�
commute�to�other�parts�of�London�for�employment.���

Lewisham�is�part�of� the�Thames�Gateway�which�has�been� identified�by�both�central�government�and�
the�Mayor�of�London�as�a�p

Economic�Activity�

3.60 Figure� 29� shows� that� unemployment� has� been� in� long�term� decline� in� Lewisham.� � Therefore,� the�
majority�of�those�who�are�economically�active�are� in�employment.� �However,� it�should�be�noted�that�
changes�in�the�definition�of�those�eligible�to�claim�unemployment�benefit�has�contributed�to�some�of�
the�reduction�in�claimant�numbers.��

3.61 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�£64,000�per�year.��It�can�de�register�if�its�
turnover�falls�below�£62,000.��In�practice�most�de�registration�is�likely�to�be�due�to�the�business�being�
acquired,� merged� or� liquidated.� � Figure� 30� shows� the� net� new� VAT� registrations� in� Lewisham� per�
annum.� � In�total,�since�1996�the�number�of�VAT�registered�businesses� in�the�Lewisham�has�grown�by�
1,125.��This�represents�an�increase�in�registered�businesses�of�around�a�third�since�1996.��This�is�lower�
than�the�rate�of�growth�which�has�occurred�in�Southwark,�but�higher�than�that�which�has�occurred�in�
Bromley�and�Bexley.�

�

�

� �
�
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Figure�30�
Net�New�VAT�Registered�Businesses�in�Lewisham:�1996�2005�
(Source:�VAT�Registrations)�

�

Figure�29�
Unemployment�Rate�for�Working�Age�Population�for�Lewisham�and�

d�Wales:�1992�2007�(Source:�Claimant�Count.�Note:�Data�England�an
relates�to�January�each�year)�

�

�

3.62 The lights�that�the�range�of�occupations�of�Lewisham�residents�differs�from�those�of�
the�overall �with�proportionately�slightly�fewer�people�employed�in�professional�
and ns� and� more� in� skilled� and� elementary� occupations.� � Therefore,� when�
com r st�of�London,�residents�of�Lewisham�are�disproportionately�to�be�found�in�lower�
paying�o hich�would�limit�their�ability�to�afford�housing�costs.��

3.63 Wh c pe� of� employment� of� residents,� it� is� apparent� that� real� estate,� wholesale� &�
reta n �are�relatively�important�to�the�Lewisham�economy.���

3.64 Figu �3 assification� the�population�of�Lewisham�contains�proportionally�
�of�London�while�it�has�proportionately�

or This�again�indicates�that�many�employees�
in�L is compared�with�the�rest�of�London.�

�

�2001�Census�high
�population�of�London,

� administrative� occupatio
pa ed�with�the�re

ccupations,�w

en� onsidering� the� ty
il�a d�health�&�social�work

re 1�shows� that�based�on� this�cl
fewer�managers�&�professionals�when�compared�with�the�rest
m e�people�in�lower�supervisory�and�routine�occupations.��

ew ham�are�in�relatively�low�paying�jobs�when�

� �
�
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Figure�31�
Occupation S� �England�(Source:�UK�Census�of�Population�2001)�

65 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��

66 Figure�32.�

,�N SeC�and�Industry�of�Employment�for�Lewisham�Compared�to

3.

3.

�

0% 5% 10% 15% 20% 25%
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Figure�32�
Description�of�NS�SeC�Classes�(Source:�Office�of�National�Statistics)�

NS�SeC�Class� Description�

Higher�managerial��
and�professional�

Persons�who�employ�others�in�enterprises�employing�25�or�more�persons,�and�who�
delegate�some�part�of�their�managerial�and�entrepreneurial�functions�on�to�salaried�staff.�

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

Positions�covering�all�types�of�higher�professional�work.�

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

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

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

Positions�in�this�group�are�'mixed'�in�terms�of�employment�regulation,��
i.e.�are�intermediate�with� ect�to�the�service�relationship�and�the�labour�contract.�resp

This�group�normally�have�little�authority�and�are�bureaucratically�regulated.�

Small�employers�and�� Persons�(other�than�higher�or�lower�professionals)�who�carry�out�all�or�most�of�the�
own�account�workers� entrepreneurial�and�managerial�functions�of�the�enterprise�but�employ�less�than�25�

employees.�

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

Lower�supervisory�� Positions�having�a�modified�form�of�'labour�contract'�and�involve�formal�and�immediate�
and�technical� supervision�of�others�engaged�in�such�occupations�often�including�a�job�title�such�as�

foreman�or�supervisor.�

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

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

Never�worked�and�� Those�who�are�over�16�years�of�age�who�have�left�full�time�education,�but�have�never�
long�term�unemployed� been�in�paid�employment,�or�have�been�unemployed�for�more�than�a�year.�

� �
�
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�

Incomes�and�Earnings�

3.67 d�
to�
of�

3.68

3.69

3.70

3.71

include� housing� benefit.� � This� measure� of�

is that� 23%� of� households� have� an�
income�of�over�£40,000�and�42%�of�households�

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

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�1,500�interviews�conducted�for�the�study.�

Figure� 35� shows� the� comparisons� for� mean�
gross� annual� earnings� for� 2006.� � The� results�
show� that� residents� in� Lewisham� typically� earn�
more�than�those�employed�in�the�borough.���

Figure�35�shows�that�average�salaries�have�risen�
by� around� £7,000� (30%)� for� those� full� time�
employees� in� Lewisham� since� 1999.� � It� also�
shows� that� full�time� employed� residents� in�
Lewisham� earn� similar� amounts� to� those� in�
other� boroughs� in� the� sub�region� except� for�
Southwark� where� median� earnings� are� much�
higher.�

Figure� 35� shows� the� gross� household� income�
levels� in� Lewisham.� � Gross� household� income�
includes� income� from� all� sources� such� as�
earnings,� pensions,� interest� on� savings,� rent�
from�property�and�state�benefits,�but�does�not�

� �

Figure�35
Median�Gross�Annual�Earnings�for�Lewisham�in�2007�for�all�and�
Full�time�Employees�(Source:�ASHE�2006)�

�
Page�51�

�

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.���

3.72 Th � indicates�

Local�Authority� Employed�in� Resident�in��
Area� Area�

Median�Earnings� £26,274� £22,657�

Median�Full�time�
£30,132�

Earnings�
£27,212�

�

Figure�35�
Median�Gross�Annual�Earnings�for�Employed�in�Lewisham�1999�
2006�for�Full�time�Employees�(Source:�ASHE�1999�2006)�

�

Figure�35�
Household�Income�(Source:�Lewisham�Household�Survey�2007)�
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have� an� annual� income� of� less� than� £15,000.� � This� figure� includes� income� from� benefits� as� well� as�
employment.� � Available� secondary� data� sources� indicate� that� 26%� of� households� in� Lewisham� claim�
housing �while�16%�of�households�contain�only�pensioners The�household�survey�indicates�that�
these�two�groups�form�the�majority�of�households�who�have�household�incomes�of�less�than�£15,000.���

3.73 This� e et,�
especially�the�high�leve

3.74 Figure�36�shows�how� m,�with� the�areas� to� the�north�
and� �
Cross e tral,� Bellingham,� Whitefoot� and�
Downham.�

Figure�36�
Average�Househo d

�benefit, .�

finding� from� th � household� survey� explains� a� great� deal� about� the� current� housing� mark
ls�of�demand�for�affordable�housing�and�for�the�private�rented�sector.�

average�household� incomes�vary�across�Lewisha
south�of�the�boro
,� Evelyn,� Brockl

ugh�typically�being�associated�with�lower�incomes,�particularly�the�wards�of�New
y,� Telegraph� Hill,� Black� Heath,� Lewisham� Cen

ld�Earnings�by�mi dle�level�Super�COA�(Source:�Lewisham�Household�Survey�2007)�

�
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Skills�and�Education�

� information� on� education� level� based� on� the� highest� educational� qualification�
obtained.�

Figur
Description

3.75 Figure� 37� provides

e�37�
�of�Education�Levels�(Source:�Office�of�National�Statistics)�

Education�
Description�

Level�

Level�0�/�� No�academic,�vocational�or�professional�qualifications.�
No�qualifications�

Level�1� 1+�'O' levels/CSE/G SE�(any� C �grade)�

NVQ�level�1�

Foundation�GNVQ�

Level�2� 5+�'O'�levels�

5+�CSEs�(grade�1)�

5+�GCSEs�(grade�A���C)�

School�Certificate�

1+�A�levels/AS�levels�

NVQ�level�2�

Intermediate�GNVQ�or�equivalents�

Level�3� 2+�'A'�levels�

4+�AS�levels�

Higher�School�Certificate�

NVQ�level�3�

Advanced�GNVQ�or�equivalents�

Level�4�/�5� First�degree�

Higher�Degree�

NVQ�levels�4�–�5�

HNC�

HND�

Qualified�Teacher�Status�

Qualified�Medical�Doctor�

Qualified�Dentist�

Qualified�Nurse,�Midwife,�Healt �equivalents�h�Visitor�or

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

Figure�38�shows�the�proportion�of�the�population
level,�and�those�with�no�formal�qualifications.��Co
people�with�no�qualifications�and�a lower�percentage

tions.�
�

3.76 �over�16�years�who�are�educated�to�NVQ4�or�higher�
mpared�with�London�as�a�whole,�Lewisham�has�more�

� �of�people�with�a�degree�or�above.�

�
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�38�
ification�Levels�for�Lewisham,�London�and�England�(Source:�UK�Census�of�Population�2001)�

Figure
Qual

Education�Level� England� London� Lewisham�

Level�0� 28.9%� 23.7%� 24.2%�

Level�1� 16.6%� 13.0%� 14.2%�

Level�2� 19.4%� 17.1%� 17.4%�

Level�3� 8.3%� 9.8%� 9.1%�

Level�4�/�5� 19.9%� 31.0%� 29.4%�

Other�/�unknown� 6.9%� 5.4%� 5.7%�

Figure� 39� sh

�

3.77 ows� that� over� 50%� of� the� population� aged� over� 50� years� in� Lewisham� have� no� formal�
qualifications.� � The� results� for� the� young� population� are� much� more� encouraging,� with� over� 30%� of�
everyone�aged�25�49�years�having�the�equivalent�to�a�degree�or�higher.�

Figure�39�
Qualification�Levels�for�Lewisham�by�Age�(Source:�UK�Census�of�Population�2001)��

�
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Travel�to�Work�

3.78 We� can� identify� travel� to� work� behaviour� through� analysis� of� the� 2001� Census� data.� � This� identifies�
those�who�are�resident�in�the�area�and�commute�out�of�it�to�work�and�vice�versa.��It�also�indicates�the�
proportion�of�people�both�living�and�working�in�the�Borough.�

Figure�40�
Travel�to�Work�Patterns�for�Residents�in�Lewisham�in�2001�(Source:�Census�2001)�

Travel�to�Work�

Travel�into�Lewisham� Travel�from�Lewisham�

UK�Region�

N� %� N� %�

Net�

Lewisham� 35,169� 54.4%� 35,169� 30.7%� ��

Bexley 2,981� 4.6%� 1,171� 1.0%� 1,810�

Bromley� 5,367� 8.3%� 6,673� 5.8%� (1,306)�

Greenwich� 5,568� 8.6%� 4,555� 4.0%� 1,013�

Southwark� 3,163� 4.9%� 11,118� 9.7%� (7,955)�

SE�London�sub�total� 52,248� 80.8%� 58,686� 51.2%� (6,438)�

Camden� 141� 0.2%� 4,963� 4.3%� (4,822)�

City�of�London� 12� 0.0%� 7,250� 6.3%� (7,238)�

Croydon� 1,560� 2.4%� 2,467� 2.2%� (907)�

Hackney� 238� 0.4%� 1,222� 1.1%� (984)�

Hammersmith�&�Fulham� 125� 0.2%� 1,108� 1.0%� (983)�

Islington� 151� 0.2%� 2,671� 2.3%� (2,520)�

Kensington�and�Chelsea� 69� 0.1%� 1,790� 1.6%� (1,721)�

Lambeth� 1,345� 2.1%� 5,691� 5.0%� (4,346)�

Tower�Hamlets� 330� 0.5%� 3,947� 3.4%� (3,617)�

Wandsworth� 412� 0.6%� 1,895� 1.7%� (1,483)�

Westminster� 148� 0.2%� 13,730� 12.0%� (13,582)�

Rest�of�London� 2,790� 4.3%� 4,896� 4.3%� (2,106)�

London�sub�total� 59,569� 92.1%� 110,316� 96.2%� (50,747)�

North�East� 37� 0.1%� 30� 0.0%� 7�

North�West� 56� 0.1%� 118� 0.1%� (62)�

Yorkshire�&�Humberside� 39� 0.1%� 97� 0.1%� (58)�

East�Midlands� 75� 0.1%� 123� 0.1%� (48)�

West�Midlands� 78� 0.1%� 123� 0.1%� (45)�

Eastern� 745� 1.2%� 744� 0.6%� 1�

South�East� 3,980� 6.2%� 2,584� 2.3%� 1,396�

0.1%� 0.1%�South�West� 69� 138� (69)�

0.1%� 0.0%�Wales� 33� 38� (5)�

�� 0.0%�Scotland� �� 33� (33)�

0.0%� ��Northern�Ireland� 3� �� 3�

�� 0.3%�Overseas� �� 312� (312)�

Total� 64,648� 100.0%� 114,643� 100.0%� (49,995)�

3.79 The�data�identifies�that�35,200�people�both�live�and�work�in�Lewisham.��This�represents�around�31%�of�
all�tho �in�the�area�who�have�a�job,�and�55%�of�all work�in�Lewisham.��Of�this�group�
8,350� work�mainly� at� or� from� home,� which� represents� 7.3%� of� all� those� residents� of� Lewisham� who�
have� job i 7.5%�of� all� respondents�work�
from�home.�

se�living �those�who�

s.� � This� result�m rrors� the�Household�Survey�which� found� that�

� �
�
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3.80 Most� of� the� travel� to� wo � in� the� area� are� London� based.� � Lewisham� residents� are� either�
working� in� the� Borough� � London� and� those� coming� into� Lewisham� to� work� mainly�
travel�from�other f

3.81 Figure� 40� shows� the� trav for� Lewisham� to� and� from� each� London� borough.� � This�
shows�that�Lewisham�rec ters�from�Bexley�and�Greenwich,�but�that�the�population�of�
Lewisham� travels� to� a� w n� boroughs.� Any� borough� with� a� small� (less� than� 1,000�
employees�either�way)�tra �link�has�been�amalgamated�into�the�rest�of�London.

3.82 Figure�41�shows�more�generally�the�travel�to�work�times�for�Lewisham�residents.��This�shows�that�over�
a�quarter� (27%)�of isham�spend� less� than�20�minutes� travelling� to�work,�but�35%�
have�a�journey�time�of�45�

3.83 Evidence�from�the�2001�C s�that�around�30%�of�Lewisham�residents�travel�more�than�5km�to�
work,�with�only�5%�travell �residents�who�are�taking�45�90�minutes�to�travel�
to� work� are� o g� between� 5� and� 10km.� � This� reflects� the� travel� to� work�
circumstances�of�many�pe �in�London�with�relatively�short�travel�to�work�distances�taking�
relatively�long�periods�of�t

rk� patterns
or� other� parts� of

�parts�o �London.�

el� to� work� patterns�
eives�net�commu
ide� range� of� Londo
vel�to�work

�all� residents�of�Lew
minutes�or�more.���

ensus�show
ing�10km.��Therefore,�those

typically� nly� travellin
ople�who�work
ime.�

Figure�41�
Travel�to�Work�Times�(Source:�Lewisham�Household�Survey�2007)�

Figure�42
Travel�to�Work�Distance�(Source:�2001�UK�Census�of�Population)�
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Access�to�Services�
3.84 In�considering�housing�choic seholds� evitably�influence a�range�of�factor ding�the�

ease�of�access�to�a�range�of es.��Households�interviewed�in �were�aske �easy�or�
difficult�it�was�to�access�each �followin ices�and�facilities �their�home:�

� Childcare�facilities

� Cultural�and�re cilities�

� GP�

� Parks�and�open�spaces�

es,�hou are�in d�by� s,�inclu
�faciliti �the�survey, d�how
�of�the g�serv �from

�

creational�fa

� Health,�sport�and�leisure�facilities�

� Local�schools�

� Place�of�work�

� Place�of�worship�

� Public�transport�

� Shopping�facilities�

3.85 Figure� 43� shows� that� nearly� a� quarter� (24%)� of� households� in� Lewisham� reported� difficulties� (either�
very�or�fairly�difficult)� in�accessing�cultural�and�recreational�facilities�such�as�cinemas.� �Around�one�in�
eight�households�(13%)�reported�difficulties�with�accessing�health,�sport�and�leisure�facilities�and�over�
10%�of�households�had�difficulties� in�accessing� their�place�of�work.� �However,� less� than�5%�reported�
difficulties�in�accessing�local�schools�and�only�3%�reported�difficulties�accessing�public�transport.���

Figure�43�
Difficulties�Accessing�Services�(Source:�Lewisham�Household�Survey�2007)�

�

Index�of�Multiple�Deprivation�

3.86 Many� of� the� previously� listed� characteristics� of� an� area� can� be� aggregated� to� generate� an� overall�
picture� of� the� relative� wellbeing� of� an� area.� � This� is� the� Index� of� Multiple� Deprivation� (IMD)� and� is�
shown�in�Figure�44.��Darker�colours�on�the�map�are�associated�with�higher�levels�of�deprivation�and�the�

� �
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boundaries�are� lower�super�output�area.� �When�average�scores� from�the� IMD�2007,�Lewisham� is� the�
39th�most�deprived�borough�in�the�country�and�the�11th�most�deprived�in�London.�

3.87 According� to� Lewisham’s�Community�Strategy� (2003�13),� the�overall� rankings�have� improved� to� their�

ham�are�to�the�north�of�the�borough�and�
�an�extensive�area�to�the�south�which�borders�Bromley.�

Figure�44�
Index�of�Multip on�(Source:�DCLG.��Note:�Data�shown�at�lower�level�Super�C �of�deprivation�shown�in�darker�shading)�

present� level� from� 30th� in� the� year� 2000.� � The� strategy� draws� attention� to� factors� such� as� changing�
criteria�and�ward�boundary�changes�that�have�been�factors� in�this�apparent� ‘improvement’.�The�map�
shows�the�areas�with�the�highest�levels�of�deprivation�in�Lewis
also

le�Deprivati OA.�Higher�levels

�
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Summary�of�Key�Points�

Lewisham�had�a�population�of�255,700� �in�2006.��The�GLA�estimates�that�the�growth�in�the�population�of�Lewisham�
will�accelerate�over�the�next�ten�years�to�281,000�by�2016.�

Le

�

Th

� Migration�patterns�show�a�clear�north/south�London�split�with�those�leaving�the�southern�central�areas�of�London�
m

�

�

icular� there�are� strong�net� inflows�of� single�person�households�and�households�
into� the� private� rented� sector.� There� is� a� net� outflow� of� white� and� white� other� households.� Both� in� and� out�
migrating�households�have�significantly�more�income�than�all�households.�

�ma �

� 48%�of�the�population�have�an�annual�income�of�£15,00

� Mean�gross�annual�earnings�for�full�time�employees,�reside

� 50%�of�population�over�50�years�have�no�formal�qualificat

� Travel�to�work�patterns�show�c.24,300�people�travelling ,�

� wisham�exported�8%�of�its�population�to�other�parts�of�England�and�Wales�from�2000�5.��However�the�population�
still�grew�due�to�international�in�migration�and�the�birth�rate.��

The�age�structure�of�the�population�shows�more�adults�aged�25�44�years,�and�fewer�older�people�than�in�England�
and�Wales�as�whole.�

� e�Household�Survey�found�more�children�5�14�years,�in�the�Borough�than�is�reflected�in�the�ONS�statistics,�which�
may�indicate�that�they�are�recent�migrants.��The�higher�number�of�young�children�has�implications�for�development�
of�services�in�the�area,�particularly�for�the�provision�of�school�places.�

oving�to�other�southern�boroughs.��

The� strong� population� flows� and� travel� to� work� patterns� between� Lewisham,� Bexley,� Bromley,� Greenwich� and�
Southwark�indicate�they�can�be�considered�a�sub�region.�

The�household�survey�suggests�that�there� is�significant� in�migration�of�households�that� is�driving�the�character�of�
the� local�housing�market.� � In�part

� There�are�more�small�employers�and�people�in�lower nagerial�and�professional�categories�compared�to�England.

0�or�less�(excluding�housing�benefit).�

nt�in�the�area�is�£31,482�(2006).�

ions.��30%�of�25�49�year�olds�have�a�degree�or�higher.�

�into�Lewisham�and�c.75,000�travelling�out�of�the�Borough
within London





Chapter�4: Existing�Housing�Stock�

4.1 rtant�in�understanding�the�type�of�housing�
available� to� residents� of� an� area� and� the� relationship� that� dwelling� type,� age� and� location� has� on�

�

The�general�character�of�the�existing�housing�stock�is�impo

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.�

4.2 The�age�of�a�dwelling�will�also�have�an�effect,�for�example�older,�pre�1919,�terraced�houses�tend�to�be�
large� in� comparison� to� a� typical� modern� detached� house.� � The� age� of� a� dwelling� will� also� tend� to�
determine�its�internal�layout,�the�provision�of�amenities,�its�level�of�energy�efficiency�and�its�condition.��
Dwelling� location� is� also� important,� findings� from� the� English� House� Condition� Survey� (EHCS)� from�
1996,�2001�and�2003�all� indicate� that�urban�dwellings�are� less�prone� to�poor�physical� condition�and�
problems�with�energy�efficiency.�

4.3 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�and�housing�market�areas.�

Property�Type�and�Age�

4.4 Figure�45�shows�the�mix�of�existing�properties�in�
Lewisham� in� terms� of� property� type.� � As�
illustrated,� detached� and� semi�detached�
properties� comprise� only� around� 12%� of� the�
stock,� terraced� housing� comprises� around� a�
third� of� the� total� with� flats� accounting� for� the�
remaining� 55%.� � It� is� also� noteworthy� that�
nearly� half� of� all� flats� are� formed� from� a�
converted� dwelling,� rather� than� being� purpose�
built.�

Figure�45
Housing�Tenure�(Source:�Lewisham�Household�Survey�2007).�Note:�
Numbers�in�parenthesis�are�the�actual�number�of�dwellings�
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4.5 W
th
b
a
(30.0%)
th oms�or�more.�

4. In
in
built
e
the mated�24%�
h
o
L
C
more
equivalents,�but�older�dwellings�are�more�prone�
to

4.7 O
detached�and�terraced�housing�was�built�before�
1919.
fl
built ���

8 The� converted� properties� are� dominated� by�
properties� built� before� 1919.� � Therefore,� many�
older� properties� in� Lewisham� have� been� sub�
divided� to� form� smaller� units,� with� a� total� of�
21,200�conversions�of�pre�1919�buildings.�

Figure�48�
Property�Age�by�Property�Type,�(Source:�Lewisham�Household�Survey�2007)�

hen� considering� dwelling� size,� it� is� apparent�
at�over�a�quarter�of�all�dwellings�have�only�one�

Figure�47
Property�Size�(Source:�Lewisham�Household�Survey�2007)�

edroom�(or�are�bedsit�accommodation),�a�third�
re� two�bed� units� and� almost� a� further� third�

�have�three�bedrooms.��Less�than�10%�of�
e�stock�has�4�bedro

6 � terms�of� age,� around�11%�of� the�households�
terviewed� estimated� that� their� property� was�

� after� 1980,� with� almost� a� further� 21%�
stimating� a� build� date� of� 1945�1979.� � 44%� of�

�stock�predates�1919,�with�an�esti
aving� a� build� date� of� 1919�1945.� � Therefore�
ver� two�thirds� of� the� housing� stock� of�
ewisham�was�built�before�1945.��As�the�English�
ondition� Survey� indicates� these� dwellings� are�

�likely�to�be�larger�than�their�more�modern�

Figure�47�
Property�Age�(Source:�Lewisham�Household�Survey�2007)�

�having�physical�defects.�

ver� 70%� of� the� stock� of� detached,� semi�

��However,�nearly�80%�of�the�purpose�built�
ats� were� built� after� 1945� and� over� 25%� were�

�after�1980.

4.

�
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Problems�with�Condition�of�Stock�

4.9 A�total�of�20.2%�of�households�across�Lewisham�reported�that�there�was�at�least�one�serious�problem�
with� their� property.� � Figure� 49 provide
households� across� Lewisham.� � The� most
window�repairs�and�a�lack�of�fixed�heating.�

s� further� detail� on� the� nature� of� problems� experienced� by�
� common� problems� are� damp� penetration� or� condensation,�

Figure�49�
Proportion�of�Households�with�Serious�Problems�with�their�Property�(Source:�Lewisham�Household�Survey�2007)�

4.10 erception,�and�is�not�based�on�the�expert�opinion�of�a�
ed� surveyor.� � Furthermore,� the� figure� considers� neither� the� true� severity� of� any� identified�

problems�nor�the�occupiers’�ability�to�afford�any�required�repairs.��However,�it�does�provide�a�possible�
basis�for�targeting�the�sample�of�any�future�stock�condition�survey�work.�

4.11 This�assessment�is�supported�by�other�evidence�from�the�Borough,�which�indicates�that�61%�of�Council�
properties�failed�to�meet�the�government’s�decent�home�standard�in�2004�(Lewisham�Stock�Condition�
Survey�2004).� �The�government�has�set�a�target�of�all�homes�meeting�the�decent�homes�standard�by�
2010.��

This�assessment�is�based�solely�on�the�occupier�p
qualifi
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�
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4.12 Of� the� households� across� Lewisham,� 13.8%�
identified�at�least�one�problem�from�Group�A�or�

4.13 Of�these�households�1,229�had�no�fixed�heating�

4.14

h t

4.15

� work� required� and�
would�undertake�the�repairs�as�time�permitted.��

� problem(s)� to�be� repaired�
soon.�

4.16

rther� 54.2%� (19,000� households)� stated� that� the� repairs� were� their� landlord’s� responsibility,� but�

Figure�51
Households�with�Serious�Problems�with�the�Condition�of�their�

rce:�Lewisham�Household�Survey�2007)�Home�(Sou

two�or�more�problems� from�Group�B� shown� in�
Figure� 49.� � This� equates� to� 15,938� households�
whose� housing� has� serious� condition� problems�
(with� the� caveat� that� this� is� still� based� on�
occupier�perceptions).�

�

Figure�51�

whilst� 10,051� experienced� other� disrepair�
problems.��639�had�both�disrepair�problems�and�
no�fixed�heating.�

Those� households� lacking� fixed� heating� were�
asked� if� they� intended� to� install� fixed� heating�
over�t e�next�12�months,�bu �only�5.3%�had�firm�
plans�to�do�so.�

Of� the� 35,014� households� experiencing� any�
disrepair�problem�(serious�or�not),�14.3%�stated�
that� they� could� afford� the

Expectations
(Source:�Lewisham�Household�Survey�2007)�

�of�Resolving�Identified�Disrepair�Problems��

5.3%� of� households� indicated� that� they� were�
currently�saving�(or�in�the�process�of�borrowing�
funds)� and� a� further� 12.7%� said� that� their�
landlord�was�to�undertake�the�repair�–�but�both�
groups�expected� the

7.2%� of� households� said� that� they� were�
responsible� for� the� repairs� but� felt� that� they�
would� be� unable� to� afford� the� repairs�
(equivalent�to�2,500�households).�

4.17 A� fu
that� they� didn’t� expect� the� work� to� be� undertaken� soon,� if� at� all.� � Of� this� group,� 9,600� are� local�
authority�tenants�and�2,400�are�tenants�of�other�social� landlords.� �Therefore,�the�majority�of�tenants�
who�have�disrepair�problems�and�do�not�expect�their�landlord�to�undertake�the�repair�are�social�sector�
tenants.��However,�there�are�also�nearly�7,000�tenants�of�private�landlords�who�do�expect�their�repairs�
to�be�undertaken.��
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Ho
4.18 gs� in�

each� of� the� local� authorities� in� London� that�

using�Tenure�

Figure�52� shows� the�proportion�of� dwellin Figure�52
Proportions�of�Social�Rented�Housing�in�London�by�Borough�2006�
(Source:�Housing�Strategy�Statistical�Appendix,�DCLG)�

were� classified� as� social� housing� in� 2006.� � It� is�
apparent�that�Lewisham�has�proportionately�more�
social� rented� housing� than� both� the� English� and�
London�averages.�

4.19 In� the� South� East� London� sub�region,� Southwark�
and� Greenwich� have� significantly� higher�
proportions�of�social�housing�than�both�the�London�
and� England� averages� and� Lewisham.� � Bexley� and�
Bromley�have�much�lower�proportions.�

4.20 Figure� 53� shows� the� overall� tenure� of� housing�
stock�in�Lewisham.��Owner�occupation�forms�only�a�
minority�of�the�housing�stock�in�the�borough.��40%�
of� all� properties� across� the� area� are� owned�
outright�or�owned�with�a�mortgage.� �Around�30%�
of� the� stock� is� rented� from� social� landlords� with�
the�remaining�30%�in�the�private�rented�sector.�

Figure�53�
Housing�Tenure�(Source:�Lewisham�Household�Survey�2007)�

England
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Figure�54�and�Figure�55�shows�the�changes�which
2001,�35%�of�all�households�were�owner�occupie
26%.��The�social�rented�sector�has�also�fallen�from
tenants�formed�14%�of�all�households,�but�by�20
main�drivers�of�the�hou

4.21 �
rs�who�had�a�mortgage,�but�by�2007�this�has�fallen�to�

�36%�to�30%�of�all�households.��In�2001,�private�rent�
07�this�had�risen�to�30%.�This� is�the�outcome�of�the�

sing�market�in�Lewisham.��As�we�saw�in�Chapter�3,�Lewisham�is�experiencing�a�
growing�population.�At�the�same�time�nearly�half�of�all�of�Lewisham’s�households�earn�no�more�than�

re�decreasing�in�size.��This�translates�into�demand�for�
h a stors�have�responded.��

4.22 urchasing�many�of�the�properties,�which�have�come�onto�the�market.��
At� a� time� when� house� prices� have� been� rising� rapidly� buy�to�let� investors� can� often� compete� more�

t � ble�properties.��The�growth�in�the�buy�to�let�market�is�
�an young�employees�who�are�unable�or�unwilling�to�
rd�to�pay�the�necessary�rents.�

4.23 The�consequence�of�this�is�to�make�it�much�more�dif �ladder.��
like
ted�with�a�greater�turnover�of�households.��

Figure
Hous
(Sour
inclu

have�occurred�to�tenure�in�Lewisham�since�2001.��In�

£15,000.�There�is�also�the�fact�that�households�a
smaller�c eaper�homes�from�households� nd�inve

Buy�to�let�landlords�have�been�p

effectively� han�individual�householders for�availa
likely�to�have�been�supported�by�migrant�workers
access�owner�occupation,�but�who�are�able�to�affo

d�

ficult�for�households�to�get�on�the�housing
Private�rented�households�also�tend�to�be�more�
the�private�rented�stock�is�also�likely�to�be�associa

�54�
ing�Tenure�2001�
ce:�UK�Census�of�Population�2001.�Note:�Owned�with�a�mortgage�
des�shared�ownership)��

ly�to�move�regularly�and�therefore�the�growth� in�

Figure�55�
Housing�Tenure�2007��
(Source:�Lewisham�Household�Survey�2007.�Note:�Owned�with�a�
mortgage�includes�shared�ownership)�

�

� �
�
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4.24 Figure�56�and�Figure�57�below�show�the�change� in� the�proportion�of�private�rented�stock�across� the�
to�2007,�where� it� is� apparent� that� there�has�been�a� significant� growth� in� rented�

housing� towards� to� the� north� of� the� borough� and� to� the� south� west� as� well� as� in� the� central� areas�

Figure
Distri
Outp

borough� from�2001�

around�Lewisham.�

�56�
bution�of�Private�Rented�Housing�by�Middle�level�Super��
ut�Area�2001�(Source:�UK�Census�of�Population�2001)��

� �
�
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Figure
Distribution�of�Private�Rented�Housing�by�Middle�level�Super�
Output�Area�2007�(Source:�Lewisham�Household�Survey�2007)�

�57�

�

4. �which�exists�between�different�tenures� in�Lewisham.��
�occupy�part�of�a�converted�dwelling.� �Therefore,�

chasing� previously� owner� occupied� properties� and� sub�

25 Figure�58�shows�the�difference�in�property�type
Most�notably,�50%�of�the�private�rented�households
private� landlords� appear� to� have� been� pur
dividing�them�to�form�more�household�spaces.�

Figure�58�
Property�Type�by�Tenure�(Source:�Lewisham�Household�Survey�2007)�

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Overcrowding�and�Under�Occupation�

4.27

Nevertheless,�although�most�
households� consider� their� home� to� have� “about� the� right� number� of� rooms”,� as� many� as� 41,850� of�

Figure
Overc

4.26 Under� or� over� occupation� of� properties� is� important� in� assessing� housing� need.� � In� the� Household�
Survey�the�majority�(80%)�of�households�felt�that�they�had�about�the�right�number�of�rooms.��However,�
as�many�as�15%�of�those�households�interviewed�felt�that�they�had�too�few�rooms,�with�around�one�in�
twenty�(5%)�considering�their�current�home�to�be�too�large.�

Overall,� a� total� of� 11,300� households� are� currently� living� in� technically� overcrowded� housing� (a� full�
definition�of�overcrowding�can�be�found�in�the�introduction�to�chapter�5)�–�though�as�many�as�2,850�of�
these�households�(25%)�consider�their�home�to�be�about�the�right�size.� �

these� households� (52%)� technically� under�occupy� their� property� –� over� a� third� of� these� by� two�
bedrooms�or�more.��It�is�also�interesting�to�note�that�as�many�as�4,300�households�who�already�under�
occupy�their�property�still�consider�that�they�have�too�few�rooms.�

�59�
rowding�and�Perceived�Size�Problems�(Source:�Lewisham�Household�Survey�2007.��Note:�Figures�may�not�sum�due�to�rounding)�

� �
�
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Household�Perception�Occupancy�Level�

Too�Many�Rooms� About�Right�

Total�

Too�Few�Rooms�

2�bedrooms�too�few� 0� 300� 1,350� 1,700�

200� 2,550� 6,900� 9,650�1�bedroom�too�few�

150� 35,750� 15,050� 50,950�Correct�number�of�bedrooms�

1,100� 26,550� 3,150� 30,750�1�bedroom�too�many�

2�bedrooms�too�many� 1,700� 13,100� 1,050� 15,850�

1,000� 2,200� 100� 3,250�3+�bedrooms�too�many�

4,100� 80,450� 27,550� 112,150�Total�

�

4.28 Figure�60�and�Figure�61�show�how�overcrowded�households� in�Lewisham�are�split�by�household�type�
and�by�number�of�bedrooms�and�also�the�percentage�of�overcrowded�households�in�each�category�that�
still�consider�they�have�around�the�right�number�of�rooms.�It�can�be�seen�that�overcrowded�households�
include�lone�parents,�adult�couples�with�children,�groups�of�adults�and�groups�of�adults�with�children�
while� all� other� household� types� have� no� problem� with� overcrowding.� Those� living� in� one� and� two�
bedroom�properties�are�most�likely�to�be�overcrowded�with�no�household�living�in�a�property�with�5+�
bedrooms�being�classified�as�overcrowded.���

4.29 However�while�only�around�13%�of�lone�parents�and�adult�couples�with�children�who�are�overcrowded�
still� feel� they� have� the� right� number� of� bedrooms,� around� 40%� of� groups� of� adults� with� or� without�
children�who�are�technically�overcrowded,�do�not�feel�that�that�they�are�overcrowded.�Also�almost�60%�
of�households� in� four�bedroom�dwellings�who�are� technically�overcrowded� feel� they�have�about� the�
right�number�of�rooms,�compared�to�around�20%�of�those�in�one�or�two�bedroom�dwellings.�

4.30 Therefore,�while�households�with� lone�parents�and�adult�couples�with�children�that�are�overcrowded�
need�to�be�re�housed�as�an�entire�household�of� it�may�be�possible�to�resolve�overcrowding�issues�by�
splitting�households�that�consist�of�a�group�of�adults�and�providing�suitable�smaller�homes.�However,�it�
should� be� noted� that� many� households� containing� a� group� of� adults� comprise� members� of� the�
extended�family,�including�adult�children,�who�may�not�want�to�be�re�housed�as�separate�households.�

�

�
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where� the� overcrowding� is� typically� fo
be�much�lower�in�the�owner�occupied�sect

�

�

ac

4.32

� their� property.� � Figure�64� shows� that� satisfaction�
varies� considerably� by� tenure� with� nearly� 95%� of� owner� occupiers� being� satisfied� with� their� current�

ng�dissatisfied�with�their�home.��

� �
�
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4.31 A� total� of� 10.2%� of� all� households� across
Lewisham� live� in� overcrowded� conditions
However,� only� around� 3%� of� households� in
owner� occupied� accommodation� were
overcrowded.��However,�12%�of�those�in�social
rent� and� nearly� 18%� of� those� in� private� rent
were� overcrowded.� � This� reflects� the� findings
on� many� housing� studies� conducted� by� ORS

und� to�
or.��

Satisf tion�with�Home�

Figure�63�shows�that�overall�over�83%�of�householders� in�Lewisham�were�satisfied�with�their�current�
property.� �Only� 11%�expressed�dissatisfaction�with

home,�but�over�20%�of�social�rented�tenants�bei

�
�
�
�
�
�
�
�
�
�
�
�
�
�

Figure�62�
Proportion�of�Households�Overcrowded�by�Tenure�(Source:�
Lewisham�Household�Survey�2007.�Note:�Owner�occupied�figures�
include�shared�ownership)�

Figure�60�
Pro of�
Num Be

Figure�61
portion� Households�Overcrowded�by�Household�Type�and�

ber�of� drooms�(Source:�Lewisham�Household�Survey�2007.)�
Proportion�of�Households�Overcrowded,�but�Think�They�Have�
Enough�Rooms�by�Household�Type�and�Number�of�Bedrooms�
(Source:�Lewisham�Household�Survey�2007)�

0% 20% 40% 60% 80%

Lewisham

Household�Type

Group�of�Adults
Group�of�Adults�with�Children

No.�Bedrooms
1�Bedroom

2�Bedrooms
3�Bedrooms
4�Bedrooms

Lone�Parent
Adult�Couple�with�Children
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Figure�63�
Satisfaction�with�Current�Home�(Source:�Lewisham�Household�Survey�2007)�

Figure�64�
Satisfaction�with�Current�Home�by�Tenure�(Source:�Lewisham�Household�Survey�2007)�

�

seholds�Wanting�to�Move�

One�of�the�key�factors�which�will�influence�how�the�housing�market�of�Lewisham�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�Lewisham.��Households,�seeking�to�move,�will�also�leave�their�existing�dwellings�
behind�to�form�part�of�the�future�supply�which�will�he

Hou

4.33

lp�to�meet�other�households�requirements�within�

4.34

ive�the�housing�market�of�Lewisham.���

Lewisham.���

From� the� household� survey;� 38%� of� respondents� reported� that� they� wanted� to� move,� with� the�
remaining�62%�being�content�to�remain� in�their�current�property.� �Figure�65�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.�

4.35 Around�15%�of�all�households�(not�just�households�who�want�to�move)�in�Lewisham�would�like�to�move�
because�they�feel�that�their�current�property�is�too�small.��Many�also�want�to�move�because�they�would�
like�a�garden�or�a�better�property.��However,�nearly�3.5%�of�all�households�want�to�move�because�they�
dislike�the�area�in�which�they�are�living�and�3.2%�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�dr
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gure�65�
y�Want�to�Move�(Lewisham�Household�Survey�2007)�

�

4.36 Figure�66�shows�that�of�those�who�are�expecting�to�move:�

� 29%�expect�to�remain�in�the�same�neighbourhood;�

� 22%�expect�to�move�to�other�areas�of�Lewisham;�and�

e �th

4.37 �se ��Instead,�many�expect�to�
a � �to� �

Figur
Expecte

� 30%�exp ct�to�leave�London,�with�many�of

Therefore,�it�does�not�appear�that�households�are
move�within�the�are �and�of�those�who expect
wanting�to�move�because�they�dislike�the�area.�

e�66�
d�Destination�(Source:�Lewisham�Household�Survey�2007)�

ese�moving�overseas.�

eking�to�leave�the�area.
leave�many�are�seeking�better�housing�rather�than

�Households�

38 The�household�survey�revealed�that�5.5%�of�households�had�at�least�one�member�leave�in�the�last�12�
months.���

Emerging

4.

�

� �
�
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4.39 Figure�67�shows�that�young�people�leaving�home�for�the�first�time,�formed�a�significant�group�of�those�
�left�the�household.��The�other�group�includes�lodgers�and�other�unrelated�adults.��who

�
�
Figure�67�
Household�Members�who�left�in�Past�12�Months�(Source:�Lewisham�Household�Survey�2007)�

4.40 Around�60%�of�the�people�who�left�an�existing�household�stayed�within�Lewisham.��It�was�also�the�case�
that� around� 50%� moved� to� rented� accommodation.� � Many� who� had� left� an� existing� household� had�
moved� in� with� family� members,� were� children� who� had� been� moved� into� foster� care,� moved� into�
lodgings�or�university�halls�of�residence.��Only�around�8%�of�those�who�left�existing�households�moved�
into� owner� occupied� housing.� � This� would� seem� to� imply� that� few� emerging� households� are� able� to�
move�directly�into�owner�occupation�in�Lewisham.�

Value�of�Housing�Stock�

4.41 Figure� 68� considers� the� stock� mix� in� terms� of� Figure�68
Council�Tax�Band�(Source:�Lewisham�Household�Survey�2007)�

property� valuation� for� Council� Tax� purposes.��
The� properties� were� placed� into� their� bands� in�

4.42 It� is�apparent� that�as�much�as�65%�of�the� total�

lue�properties.�

April� 1991� with� new� properties� since� this� time�
being� assessed� as� to� their� 1991� equivalent�
value.��Any�property�valued�at�less�than�£40,000�
in�1991�is� in�Band�A,�while�any�property�valued�
at�more�than�£320,000�in�1991�is�in�Band�H.�

stock�falls� into�tax�bands�A,�B�or�C.� �Only�4%�of�
the�stock�falls�into�band�F�or�above.��This�implies�
that� the� dwelling� stock� of� Lewisham� contains�
many�relatively�low�va

� �
�

Page�72�
�



Chapter�4�–�Existing�Housing�Stock�

�

Local�House�Price�Trends�

4.43 Figure�69�shows�the�average�property�prices� in�
Lewisham� for� each� quarter� from� the� second�
quarter�of� 2000�until� the� first� quarter�of� 2007.��
Discounted� local� authority� properties� bought�
under� the� ‘right�to�buy’� are� not� included� in�
these�statistics.�

4.44 From� 2000�2007� the� average� property� price� in�
Lewisham�rose�by�100%.� �Much�of�the� increase�
in� property� prices� occurred� between� 2001� and�
2004,� with� average� prices� in� 2005� stabilising�

� �
�
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before�starting�to�rise�again�in�2006.�

gu � Darker� colours� represent� areas�
whi h risingly,�the�areas�with�lower�average�prices�
are� �scores�for�IMD.��

Figure�70�
Average�House�

Figure�69
Average�Price�of�Properties�Sold�in�Lewisham:��Q2�2000�Q1�2007�
(Source:�HM�Land�Registry)�

4.45 Fi re� 70� shows� how� average� property� prices� vary� across� Lewisham.
ch� ave�prices�below�the�average�for�Lewisham.��Unsurp
similar�to�those�with�lower�average�incomes�and�with�poor

Prices�Across�Lewisham�Q1�2007�–�Q4�2007�(Source:�HM�Land�Registry��

�
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4.46 Th � 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� m

e
uch� more�

dependent�upon�the�spread�of�property�prices,�and�how�these�prices�relate�to�incomes�in�the�area.�

re� 71� shows� how� relative� property� prices� in� Lewisham� have� changed� since� 2000.� � This� figure�
�

a�
�
�
�

n�

e�
�

t�
h�

�
��

is

Figur
Hous
2000
�

4.47 Figu
compares�the�prices�of�properties�in�Lewisham�with�those�in�London�as�a�whole.��In�2000,�the�average
house� price� in� Lewisham� was� below� 65%� of� the� London� average.� � By� 2003� the� average� prices� of�
property�in�Lewisham�rose�to�as�much�as�75%�of�the�London�average.��Since�the�first�quarter�of�2005
through� to� the� mid� 2007� the� relationship� has� remained� relatively� stable,� with� the� average� price� in
Lewisham�typically�being� just�over�70%�of�the�London�average.� �This�still� implies�that�house�prices� in
Lewisham�are�relatively�cheap�when�compared�with�the�remainder�of�London,�which�helps�to�explai
the�attractiveness�of�the�area�for�the�buy�to�let�market.��

4.48 Figure�72�shows�how�relative�property�prices�in�Lewisham�compared�to�average�incomes�earned�in�th
area.��In�2000,�the�price�of�an�average�property�was�around�5.5�times�the�average�earnings�of�someone
working�full�time�in�the�area.� �By�2004�this�had�risen�to�around�8�times�the�average�earnings.� �Whils
such� a� comparison� is� relatively� simplistic� (for� there� will� often� be� more� than� one� earner� in� eac
household,� and� the� household’s� capacity� to� borrow� is� only� one� of� the� elements� that� determine
affordability),� the� relationship� between� local� purchase� prices� and� local� incomes� is� clearly� important.
Th � relationship� is� particularly� relevant� for� single� person� households� without� existing� equity.� � This�
group� often� relies� exclusively� on� its� capacity� to� borrow� (though� even� individuals� may� not� earn� the�
average�income�or�need�to�purchase�an�average�size�and�priced�home).�

e�71�
e�Prices�in�Lewisham�as�a�Percentage�of�the�London�Average:�Q2�
�Q1�2007�(Source:�HM�Land�Registry)�

Figure�72�
Average�Full�time�Earnings�to�Average�House�Price�Ratio�for�
Properties�Sold�in�Lewisham�(Source:�ASHE�and�HM�Land�Registry:�
Note:�Data�for�house�prices�and�income�both�relate�to�April)�

�
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4.49 Figure� 74� illustrates� how� property� prices� have�
d�in�Lewisham.��In�the�second�quarter�of�

4.50

mum�mortgage�which�is�usually�
available� to� single� first�time� buyers� from� key�

�
st

falling� proportion� of� properties� that� sell� in� the�

4.51 The�
reflected
these
properties
the�
Lewisham
London
relatively
looking

4.52 Beyond also� worth�
exploring mics� of� the�
housing

4.53 Figure number�of�
comple �period�
from� only�4,300�

se�again�in�
2006.

4.54 2005� �number�
of� demand�in�
the� prices�and�

market.�

change
2000,�50%�of�all�completed�property�sales�were�
priced� at� less� than� £100,000.� � Since� mid� 2003�
this�figure�was�below�5%�of�all�sales.�

£100,000� is� a� key� price� band� because� it� is�
around�the�maxi

worker� groups� such� as� teachers,� nurses� and�
police� officers.� � As� house� prices� have� risen,�
affordability� for� this� group� of� workers� has�
declined� sharply.� � Conversely,� the� number� of�
houses�selling�for�over�£150,000�has�risen�from
ju �over�20%�of�all�completions�to�around�85%�
of� the� total.� � The� surge� in� property� prices� in�
Lewisham� in� 2001�2004� is� clearly� shown� in� the�

lower�price�bands�as�Figure�74�shows.�

renewed� rise� in� house� prices� in� 2006� is�
� in� even� fewer� properties� selling� in�

� price� bands,� and� the� majority� of�
� in� Lewisham� are� currently� beyond�

reach�of�many� first� time�buyers.� �However,�
�house�prices�are�still�only�70%�of�the�

� average� and� therefore� may� still� be�
� attractive� to� any� household� which� is�

�to�buy�for�the�first�time.��

� looking� at� the� obvious� measure� of� the� prices� at� which� properties� are� sold,� it� is�
� the� volume� and� composition� of� sales,� as� this� can� tell� us� more� about� the� dyna

�market.���

� 74� shows� the�volume�of� annual�property� sales� since�2001.� � This� indicates� that� the�
tions�peaked�at�5,700�sales�in�2002.��There�was�a�slightly�smaller�peak�over�the�12�month

late�2003�to�mid�2004,�but�thereafter�the�number�of�sales�has�sharply�declined�–� to�
transactions�in�the�year�to�mid�2005.��However,�the�number�of�transaction�did�start�to�increa

�

saw�not�only�a�levelling�of�property�prices�in�Lewisham,�but�also�a�sharp�reduction�in�the
properties�sold.��The�slowdown�in�the�number�of�completions�may�well�reflect�a�lack�of�

housing�market�with�potential�buyers�thinking� the�market�was�over�priced.� �However,�
transactions�both�increased�together�in�2006�indicating�a�renewed�confidence�in�the�housing�

Figure�74
Percentage�of�Houses�Sold�for�Less�Than�Key�Price�Bands�in�
Lewisham:�Q2�2000�Q1�2007�(Source:�HM�Land�Registry)�

Figure�74�
Volume�of�Properties�Sold�Annually�
Q2�2000�Q1�2007�(Source:�HM�Land

in�Lewisham:��
�Registry.��Note:�Figures�show�

rolling�annual�total�based�on�quarterly�data)�
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t�of�Local�Housing�by�Property�Size�Cos

4.56 � and�mean)�purchase�prices� for�properties�of�

Figur
Lewi
Household

4.55 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.�

The� lowest�decile,� lowest�quartile� and�average� (median
different�sizes�have�also�been�calculated.��It�is�apparent�that�the�mean�price�is�significantly�higher�than�
the� median� price� –� suggesting� that� very� expensive� properties� are� artificially� inflating� the� typical�
“average”�price�quoted.�

e�75�
sham�Property�Prices�for�Owner�Occupation�by�Property�Size�(Source:�Computed�based�on�HM�Land�Registry�Q2�2006�Q1�2007�and�Lewisham�

�Survey�2007)�

Average�
Property�Size� Lowest�Decile� Lowest�Quartile�

Median� Mean�

125,000� 145,000� 170,000� 185,000�1�bedroom�

130,000� 154,000� 185,500� 202,500�2�bedrooms�

163,000� 191,250� 240,000� 259,500�3�bedrooms�

174,000� 206,000� 250,000� 281,000�4�bedrooms�

190,000� 228,000� 269,000� 309,000�5+�bedrooms�

�

4.57 The�size�mix�of�the�existing�stock�in�Lewisham�is�27%
have� two�bedrooms,�28%�have� three�bedrooms�and
expected,� the� majority� of� properties� in� tax� band� A
properties� in�band�F�or�higher�having� at� least�4�be
Figure�76.�

Figure�76�
Property�Size�by�Council�Tax�Band�(Source:�Lewisham�Household�Survey�2007

�of�all�properties�have�one�bedroom,�around�37%�
�8%�have� four�bedrooms�or�more.� �As�would�be�

� (93%)� have� only� 1� or� 2� bedrooms,� with� 47%� of�
drooms.� � The� full� distribution�of� sizes� is� shown� in�

)�
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Lewisham
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Band�B
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�
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Understanding�Local�Rents�

nificantly�since�the�time�of�the�Census,�it�is�important�
,�in

4.59 � Allowance,� The� Rent� Service� publishes� information�
ad�Housing�Market�Areas�(BRMAs).��Parts�of�Lewisham�

fall� into� two�of� the�Rent�Service�areas–� Inner�South�East�London�and�Outer�South�East�London�–�but�
ighbouring�boroughs.�

4.60 edian�weekly�rents�recorded�for�both�of�these�Broad�
oint�of�all� rents�recorded� in�each�property�type�–�so�
d�half�will�be�below�the�median�price.�

Figur
Local et�Area�(Source:�The�Rent�Service�Local�Housing�Allowance�website�for�
the�p

4.58 Given�that�the�private�rented�sector�has�grown�sig
to�understand�the�nature�of�the�sector�–�including

Following� the� introduction� of� the� Local� Housing
about�rents�in�the�private�rented�sector�for�Bro

�particular,�local�rents.�

these�areas�will�also�include�properties�in�other�ne

Figure�77�shows�the�minimum,�maximum�and�m
Housing�Market�Areas.� �The�median� is� the�mid�p
half�of�the�rents�will�be�above�the�median�price�an

e�77�
�Housing�Allowance�Rents�by�Property�Size�and�Broad�Housing�Mark
eriod�Q4�2007���Q3�2008)�

Property�Size� Weekly�Rent�for�Inner�SE�London� Weekly�Rent�for�Outer�SE�London�

Minimum� Median� Maximum� Minimum� Median� Maximum�

16.85� 89.00� 585.00� 23.31� 80.00� 130.00�1�bedroom�(shared)�

39.92� 180.00� 2,388.00� 110.77� 155.77� 311.45�1�bedroom�(self�contained)�

� �
�

Page�77�
�

31.92� 230.00� 1,100.00� 74.31� 190.38� 675.00�2�bedrooms�

50.00� 288.46� 1,500.00� 70.00� 225.00� 461.54�3�bedrooms�

196.15� 392.31� 850.00� 173.08� 300.00� 1,384.62�4�bedrooms�

196.15� 484.62� 1,846.15� 207.69� 346.15�5+�bedrooms� 1,615.38�

�
4.61 ok� a� survey� of� properties� advertised� to� let� across�

4.62 �showing�minimum,�maximum�and�median�prices,�but�
ements� that� were� recorded� and� the� lowest� quartile�

�quartile�price�and�a�quarter�will�be�below�this�

�
Local

As� part� of� the� SHMA� process,� we� also� underto
Lewisham�borough�over�the�period�of�the�study.�

The�results�of�this�are�detailed�below,�once�again
also� including� details� on� the� number� of� advertis
rents�(three�quarters�of�rents�will�be�above�the�lowest
price).�

Figure�78
�Advertised�Weekly�Rents�(Source:�ORS�Survey�of�Letting�Agents,�June�2007�February�2008)�

Property�Size� Number�of� Minimum� Lowest�Quartile� Median� Maximum�
Advertisements�

58� 55.38� 103.85� 131.12� 346.15�1�bedroom�(shared)�

276� 40.38� 150.00� 167.15� 780.00�1�bedroom�(self�contained)�

461� 55.38� 196.00� 219.23� 1,256.00�2�bedrooms�

307� 90.00� 230.37� 276.92� 1,700.77�3�bedrooms�

100� 230.77� 300.00� 369.12� 1,153.85�4�bedrooms�

67� 276.92� 478.85� 576.92�5+�bedrooms� 3,230.77�

4.63

nts�provided�the�required�information.�

�
Finally,� we� have� detailed� information� about� existing� tenants� in� the� private� rented� sector� gathered�
through�the�household�survey.��Once�again�we�have�included�information�on�the�minimum,�maximum,�
median�and�lowest�quartile�rents,�together�with�details�on�the�number�of�interviews�conducted�where�
responde
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Distribution

gure�79�
�of�Weekly�Rents�in�the�Private�Rented�Sector�including�any�contribution�paid�from�Housing�Benefit�(Source:�Lewisham�Household�

Survey�2007)�

� �
�
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Property�Size� Number�of� Minimum� Lowest�Quartile� Median� Maximum�
Interviews�

145� 23.08� 100.00� 138.46� 323.07�1�bedroom�

102� 46.15� 150.00� 173.10� 475.00�2�bedrooms��

69� 60.00� 125.00� 206.50�3+�bedrooms� 525.00�

When� considering� each� of� the� sources� alongside� each� other,� it� is� apparent� that� the� rents� recorded�
through�the� letting�agent�survey�typically� fell�between�those�Local�Housing�Allowance�rents�recorded�
by� the� Rent� Service� for� Outer� South� East� London� and� Inner� South

�
4.64

� East� London.� � This� is� perhaps� not�

Figur
Comparing�Median�Rents�in�the�Private�Rented�Sector�(Source:�Figure�87,�Figure�88�and�Figure�89)�

surprising�given�that�both�of�these�areas�cover�different�parts�of�the�borough.��Nevertheless,�the�rents�
recorded� through� the� household� survey� (which� are� actual� rents� being� paid� by� local� households)� are�
notably�lower.�

e�80�

Property�Size� Household�� Rent�Service:�� Letting�Agent�� Rent�Service:�
Survey� Outer�SE�London� Survey� Inner�SE�London�

�� 80.77� 131.12� 89.00�1�bedroom�(shared)�

138.46� 150.00� 167.15� 180.00�1�bedroom�(self�contained)�

173.10� 184.62� 219.23� 230.00�2�bedrooms�

206.50� 219.23� 276.92� 288.46�3�bedrooms�

�� 300.00� 369.12� 392.31�4�bedrooms�

�� 346.15� 576.92� 484.62�5+�bedrooms�

�
65 The�household�survey�covers�a�comprehensive�cross�section�of� the�private�rented�sector�–�and�these�

cies�suggest�that�possibly�those�properties�that�are�not�advertised�via�letting�agents�or�in�the�

�advertised�by�the�landlord�or�letting�agent.�

using� in� the� borough,� we� have� considered� the�
paid�
�the�

over�
data�
bed�
�

�the�

4.

discrepan
press�but�are� instead�advertised�locally�(such�as� in�newsagents’�windows)�provide�a� larger�number�of�
less�expensive�properties�than�would�be�captured�by�other�mechanisms.��Of�course,�rents�recorded�by�
the� household� survey� may� also� include� some� relatively� long�standing� tenants� whose� rents� have� not�
necessarily�increased�in�line�with�market�rates,�and�some�households�may�have�negotiated�rents�below�
those�initially

4.66 In� setting� appropriate� threshold� rents� for� market� ho
range�of�available�data.��On�balance,�given�that�the�household�survey�recorded�actual�rents�being�
by�households�resident�in�the�borough�at�the�time�of�the�survey,�we�feel�that�this�probably�provides
most�accurate�information�about�1��and�2�bed�properties�(as�each�group�included�interviews�with�
100�households).��Unfortunately,�it�is�not�possible�to�rely�on�the�sub�set�of�the�household�survey�
that� relates� to� larger� properties� given� that� they� represent� fewer� households� –� so� for� 3�� and� 4�
properties,�the�rent�thresholds�have�been�determined�by�the�data�from�the�survey�of�letting�agents.

4.67 The�following�table�summarises�the�thresholds�for�social�rent�(determined�by�the�target�rent�set�by
Housing�Corporation)�and�the�threshold�for�market�rent�(determined�by�the�lowest�quartile�rent).�
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Figure�81
Weekly�Threshold�Rents�by�Property�Size�and�Tenure�(Source�1:�Housing�Corporation�Data�March�2006.��Source�2:�Lewisham�Household�Survey�

�Source�3:�ORS�Survey�of�Letting�Agents,�June�2007�February�2008)�

�

2007.

Property�Size�
Social�Rent�Threshold��

(Housing�Corporation�Target�Rent)�
Market�Rent�Threshold�

(Private�Rent�Lowest�Quartile)�

1�bedroom� 77.48� 100.00�

2�bedrooms� 92.14� 150.00�

3�bedrooms� 92.71� 230.37�

4+�bedrooms� 103.73� 300.00�

�

Figure�82�
tive�to�Target�Rent�by�Property�Size�

4.68 � 83� shows� the� percentage� of� all�

ousing�benefit,�and�45.4%�of�households�
e�rented�sector�do�so.��Of�this�group,�61.5%�

38 �partial�help ir�rent.��

4.69 Acros olds� cluding� o
re� in� ipt� of� hou

benefit.��Th �th usehold�Su
are� confir those� blished� by� �
Department � and � in
Housing�Benefit�and�Council�Tax�Benefit�Quarterly�Summary�Statistics�for�November�2006,�where�the�

4.70

majority�of�households�in�social�housing�in�Lewisham�
are�not�able�to�afford�to�live�in�any�other�tenure�without�financial�assistance.���

Rents�Rela

Figure
households� in� the� rented� sector� in� Lewisham�
who� are� in� receipt� of� housing� benefit.� � Only�
households�in�the�rented�sector�can�potentially�
claim�h
in�th
receive� their� full� rent� as� housing� benefit� while�

.5%�receive �with�the

s� all� househ (in wner�
occupiers)� 26.3%� we rece sing�

e�results�from e�Ho rvey�
med� by� pu the

� of� Work � Pensions � the�

Lewisham�figures�also�indicate�that�26.3%�of�all�households�claim�housing�benefit.�

Across�the�different�tenures� in�Lewisham,�67.8%�of�Council� tenants�and�67.9%�of�housing�association�
tenants�are�in�receipt�of�housing�benefit.��This�means�that�over�two�thirds�of�social�tenants�in�Lewisham�
receive�housing�benefit.� �This� indicates�that�the�

Figure�83
Housing�Benefit�Receipt�for�Those�in�Rented�Sector�(Source:�
Lewisham�Household�Survey�2007)�
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4.71 Onl
indicates

y� just� over� one� in� five� (22.9%)� households� who� privately� rent� receives� housing� benefit.� � This�
� that� the� private� rented� sector� is� only� partially� being� supported� by� income� from� housing�

benefit,�with�the�majority�of�households�receiving�no�help.��The�growth�in�the�private�rented�sector�in�
Lewisham�is�therefore�su by�households,�such�as�migrant�workers�and�young�employees�who�
cannot�affor �but�wh e�able�to�m eir�own�re ts.��

ouses�of �Occupation�and�Communal�Establishments�

4.73

4.74

live� in�traditional�household�units.� �Figure�84�

pported�
d�to�buy, o�ar eet�th nt�cos

H �Multiple
4.72 When�looking�at�housing�needs�it�must�be�remembered�that�not�all�people�live�in�standard�households.��

Many�households�occupy�houses�of�multiple�occupation�(HMOs).��Definition�of�a�HMO�was�changed�by�
the�Housing�Act�2004�and�is�currently:�

�

Across� Lewisham,� HMOs� form� a� significant� part� of� the� private� rented� housing� stock.� � The� Housing�
Strategy�Statistical�Appendix�(HSSA)�2006�for�Lewisham�estimated�that�there�were�7,469�HMOs�in�the�
borough.��However�it�should�be�noted�that�the�definition�of�a�HMO�has�subsequently�changed.��

It�is�also�important�to�note�that�not�all�people�

shows� that� nearly� 1%� of� the� population� of�
Lewisham� live� in� communal� residences� –�
these� might� be� student� halls� of� residence� or�
care�homes�for�older�people.�

20

� An�entire�house�or�flat�which�is� let�to�three�or�more�tenants�who�form�two�or�more�households�and�who�share�a�
chen,�bathroom�or�toilet�

� A�house�which�has�been�converted�entirely� into�bedsits�or�other�non�self�contained�accommodation�and�which�is�
let�t re�tenants�who�f �more�hou �shar hroom�o ies��

� A� convert ontains� on or� more� flats� wh � not� wholly� se ained� (i.e.� the� es� not�
con athroom �and�whic upied�by�three re�tenants�wh two�or�
more�household

� A�building�which d�entire self�contained the�conversion t�meet�the�sta of�the�
1991�Building�Re d�more�than�one�third�of�the� �let�on�short�t ancies��

In�order�to�be�an�HM rty�must�b used�as�the�tenan �or�main�resid d�it�should�be� lely�or�
mainly�to�house�tenants.��Properties�let�to�students�and�migrant�workers�will�be�treated�as�their�only�or�main�residence�

th

04�Housing�Act�definition�of�an�HMO�

kit

o�three�or�mo orm�two�or seholds�and�who e�kitchen,�bat r�toilet�facilit

ed� house� which� c e� ich� are lf� cont flat� do
tain�within�it�a�kitchen,�b �and�toilet) h�is�occ �or�mo o�form�

s��

�is�converte ly�into� �flats�if� �did�no ndards�
gulations�an flats�are erm�ten

O�the�prope e� ts'�only ence�an used�so

and� e�same�will�apply�to�properties�which�are�used�as�domestic�refuges�

Figure�84
Proportion�of�People�in�Communal�Housing�by�Type�of�
Establishment�in�Lewisham�(Source:�UK�Census�of�Population�
2001)
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Summary�of�Key�Points�and�Implications�

� There�are�115,500�properties�in�Lewisham�made�up�of�12%�detached�and�semi�detached�properties,�33%�terraced�
housing�and (nearly�half�of�which�are� fo d�dwellings,� rat .� �Over�
25%�of�all�dwellings�have�only�one�bedroom�a oms�or�m

� Over�66%�of�the�housing�stoc am�was�built�be �and�over�70%�of�the�deta �detached�
and� terraced�housing�stock�w fore�1919.� �Man �older�properties�have�been vided� to� form�
smaller�units,�totalling�21,200 lings�in�pre�1 uildings.�

� The�scale�of�the�sub�division to�flats�has�had� �impact�on�the�availability�of� �housing�in�the�
Borough.�

total�of�20.2%�of�households�across�Lewisham�reported�that�there�was�at� least�one�serious�problem�with�their�
olds)� stated� that� the� repairs� were� their� landlord’s� responsibility,� but� that� they�

didn’t�expect�the�work�to�be�undertaken�soon,�if�at�all.��The�majority�of�these�tenants�are�in�the�social�sector.���

� ds�
� it�

the�
�

� ons�
eir�

� �
30%�

wish�to�leave�London�indicating�that�people�are�seeking�better�housing�rather�than�a�dislike�of�the�area.�

� Between�2001�and�2007�property�prices� in�Lewisham�rose�by�100%.� �However�the�average�price�of�a�property� in�
Le ndo �and�therefore�relatively�cheap.�

� arp �of�all�sales�at�less�than�
� number� of� households� cannot� afford� market� housing� in�

� m�are�not�able�to�afford�to�live�in�any�other�tenure.�

�55%�flats� rmed�from�converte
nd�less�than�10%�have�4�bedro

her�than�new�builds)
ore.�

k� in�Lewish fore�1945 ched,�semi
as�built�be y�of� the �sub�di

�converted�dwel 919�b

�of�houses�in a�severe family

� A�
property.� � 54.2%� (19,000� househ

There�has�been�a�transition�in�Lewisham�away�from�owner�occupation,�and�to�a�lesser�extent�social�rent,�towar
private�rent.� �This�is� likely�to�reflect�buy�to�let�landlords�purchasing�properties�coming�onto�the�market,�making
more� difficult� for� first� time� buyers.� They� have� done� this� in� response� to� the� main� housing� market� drivers� –�
growth� of� many� smaller� households� that� are� unable� to� afford� owner� occupied� housing� and� cannot� access� social
housing.��

The�Household�Survey�indicated�80%�felt�they�had�about�the�right�number�of�rooms.��However,�using�the�definiti
for�over�and�under�occupancy�a�total�of�11,300�households�are�overcrowded�and�41,850�are�under�occupying�th
property.�

38%�of�respondents�to�the�survey�reported�that�they�wanted�to�move.�Around�15%�of�all�households�in�Lewisham
would�like�to�move�because�they�feel�that�their�current�property�is�too�small.��Of�those�who�want�to�move�only�

wisham�(2007)�was�only�approximately�70%�of�the�Lo

Affordability�for�single�first�time�buyers�has�declined�sh
£100,000� and� 85%� selling� for� over� £150,000.� � Large
Lewisham.�

The�majority�of�households�in�social�housing�in�Lewisha

n�average

ly�since�mid�2003�with�below�5%





Chapter�5: Existing�Households�in�Housing�Need�

In d

5.1 F and.� �We� investigate� the�extent� that�
e �
co hether�unsuitability�can�be�rectified�with�or�without�the�household�needing�to�move�home.�
W �
Le �
p

Id t

5.2 Ho r�
households�who�are�unable�to�access�suitable�housing�without�financial�assistance.� �Housing�demand�
as y�
existing �
h cumstances.�

5. A �
5

Figure�8
Classification

tro uction�

irstly�we�distinguish�between� the�terms�housing�need�and�dem
xisting�households� in� Lewisham�are� living� in�unsuitable�housing�and� the�nature�of�unsuitability.�We
nsider�w
e�look�at�the�extent�of�homelessness�in�Lewisham.��Finally�we�estimate�the�current�housing�need�in
wisham�and�make�comparisons�of�our�findings�with�the�2003�housing�needs�survey�as�far�as�this� is

ossible.�

en ifying�Unsuitably�Housed�Households�

using� need� is� defined� in� the� government� guidance� PPS3� as� ‘the� quantity� of� housing� required� fo

�‘the�quantity�of�housing�that�households�are�willing�and�able�to�buy�or�rent.��Therefore,�to�identif
� housing� need� we� must� first� consider� the� adequacy� and� suitability� of� households’� current

ousing�cir

3 �classification�of�unsuitable�housing�is�set�out�below,�taken�from�CLG’s�SHMA�Practice�Guidance�Table
.1.�

5�
�of�Unsuitable�Housing�(Source:�CLG�Housing�Market�Assessments�Practice�Guidance:�Version�2�August�2007)�

Main�Category� Sub�divisions�

Homeless�or�with�� i.� Homeless�households�
insecure�tenure� 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�

Mismatch�of�household�� iii.� Overcrowded�according�to�the�‘bedroom�standard’�
and�dwelling� 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�

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

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

Social�needs� ix.� Harassment�from�others�living�in�the�vicinity�which�cannot�be�resolved�except�
through�a�move�

�
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5.4 Figure�85�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.�

5.5 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�
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.�

5.6 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.�

5.7 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�

5.8 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.�

5.9 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.�

5.10 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�Lewisham�study,�defined�by�the�Housing�Act�2004�
and�incorporated�into�the�2007�CLG�Practice�Guidance,�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.�

5.11 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.�
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5.12 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.�

5.13 Where� it� is� no
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�

Figure
Asse

t� possible� to� identify� problems� in� an�objective� manner,� subjective� responses� from� the�

process.�

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

�86�
ssment�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�

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�

Accommodation�too�expensive� 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�
kitch ashbasin�or�en,�bathroom,�w

WC�with�another�household�

Household�with�children,�couples�or�single�adults�aged�25�or�over;�and�

Living�in�multiple�occupancy�dwelling;�and�

Sharing�at�least�one�basic�facility��

Home�t �oo�difficult�to�maintain 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�w ��ith
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;�or�

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�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�

M
aj

or
�D

is
re

pa
ir

U
nf

it
ne

ss
�

�o
r�

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�

�

5.15 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.�

5.16 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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blished�Households�Living�in�Unsuitable�Housing�Esta

Figur
Estab holds�Living�in�Unsuitable�Housing�(Source:�Lewisham�Household�Survey�2007)�

5.18 Overall�29.4%�of�all�established�households�in�the�study�area�live�in�unsuitable�housing,�although�many�
�problems.��This�is�because�in�situ�

solutions� may� be� more� appropriate. � the� GLA� Housing� Requirements� Study� 2004,�
found�that�1 f�the�
unsuitability�conditions�vary� ies.�

5.19 There�are�big�differences�be eir�
current�tenure�–�with�only�1 of�
those� who� rent� privately� an for�
households’�housing�being�classified�as�unsuitable�by�tenure�are�detailed�below.�

5.17 Overall,�a�total�of�33,922�households�were�assessed�as�living�in�unsuitable�housing�due�to�one�or�more�
factors.��The�unsuitability�problems�experienced�are�shown�below�(Figure�87).���

e�87�
lished�House

of�these�households�may�not�need�to�move�to�resolve�the�identified
� � As� a� comparison

8.4%�of�all�households�across�London�were�living�in�unsuitable�housing.��Definitions�o
slightly�between�the�two�stud

tween�the�proportion�of�households�in�unsuitable�housing�based�on�th
4.0%�of�owner�occupiers�being�unsuitably�housed,�compared�to�40.9%�
d� 41.2%� of� households� renting� from� a� social� landlord.� � The� reasons�
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Figure�88�
nsuitable�Housing�by�Problem�Category�(Source:�Lewisham�Household�Survey�2007.�

�in�more�than�one�unsuitability�category�are�only�counted�once�within�the�overall�total.��Owned�figures�
inc e operties�rented�from�employer)�

Proportion�of�Established�Households�in�U
Notes:�Households�experiencing�problems

lude�shared�ownership�properties.��Privat �rent�figures�include�rent�free�housing,�tied�housing�and�other�pr

Tenure�Unsuitability�Category��

Owned� Private�Rent� Social�Rent�

All�Tenures�

Homeless�or�with�Insecure�Tenure� � � � �

Tenancy/mortgage�under�notice� 0.2%� 2.4%� 3.0%� 1.6%�

Accommodation�too�expensive� 1.3%� 6.1%� 7.8%� 4.6%�

Mismatch�of�Household�and�Dwelling� � � � ��

Overcrowding� 3.0%� 20.7%� 12.3%� 10.0%�

Sharing�facilities� 0.3%� 11.0%� 2.0%� 3.9%�

Home�too�difficult�to�maintain� 0.3%� 0.5%� 2.5%� 1.0%�

Children�in�high�rise�flats� 0.0%� 0.3%� 2.2%� 0.7%�

Support�needs� 3.4%� 1.9%� 11.8%� 5.3%�

Dwelling�Amenities�and�Condition� � � � ��

Lacking�facilities� �� �� �� 0.0%�

Major�disrepair�or�unfitness� 6.4%� 8.4%� 14.6%� 9.2%�

Social�Requirements� � � � ��

Harassment� 0.4%� 0.3%� 0.9%� 0.5%�

TOTAL� 14.0%� 40.9%� 41.2%� 29.4%�

5.20 When�we�consider�household�characteristics, �lone�parent�households,�32.2%�of�adult�couples�
with�children�and�72.6%�of�groups�of dren�are�living�in�unsuitable�housing.��
This� means� that� that� there� is� a� � proportion� of� young� persons� living� in� unsuitable� housing� in� the�

those�households�without�children,�only�25.2%�of�single�persons,�20.9%�of�adult�couples�
and�34.8%�of�ad u

gure�89�
tion

�43.9%�of
�adults�with�dependent�chil

high
Borough.��For�

ult�groups�c rrently�live�in�unsuitable�housing.�

Fi
Propor �of�Established�Households�in�Unsuitable�Housing�by�Household�Type�(Source:�Lewisham�Household�Survey�2007)�

Unsuitability�Category� Number�of��
Households�

%�of�All�Households�in�
Unsuitable�Housing�

%�of�Households�of��
each�Type�in��

Unsuitable�Housing�

Single�person� 6,175� 18.2%� 25.2%�

Lone�parent� 7,015� 20.7%� 43.9%�

Adult�couple� 3,408� 10.0%� 20.9%�

Adult�couple�with�children� 5,626� 16.6%� 32.2%�

Group�of�adults�� 6,409� 18.9%� 34.8%�

Group�of�adults�with�children� 1,503� 4.4%� 72.6%�

Single�pensioner� 2,391� 7.0%� 20.5%�

Pensioner�couple� 1,395� 4.1%� 23.7%�

ALL�HOUSEHOLDS� 33,922� 100.0%� 29.4%�
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5.21 Figure�90�shows�that�the�northern�part�of�the�borough�was�the�most�likely�to�contain�unsuitably�housed�
households.� �This� is�also� the�area� that�has�seen�much�of� the�growth� in�private�rented�housing� in� the�

Figure�90�
�of�Established�Households�Living�in�Unsuitable�Housing�(Source:�Lewisham�Household�Survey�2007.��Note:�Data�shown�at�middle�level�

period�from�2001�to�2007�(shown�in�Figure�56�and�Figure�57�earlier�in�the�report).�

Proportion
Super�COA)�

Resolving�Housing�Unsuitability�

5.22 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,�householders�may�not�actually�feel�the�need�to�move,�or�an�alternative�solution�could�be�to�

� �
�

Page�89�
�
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extend� the� existing� property.� � Similarly,� homeowners� or� landlords� may� undertake� repairs� to� resolve�
lems�with�the�condition�of�the�property.��In�these�cases�(and�many�others)�the�problems�identified�

Although�in�practice� it� is� important�to�resolve�the�housing�needs�of� individual�households,�a�strategic�
analys cerned�with�addressing�overall�housing�need.� � In�this�context,� it larly�
relevant� to� consider� housing� suitability s� concer ly� with lling� stock� –� such� as�

itness.� �Resolving�such�individual�household�needs�(thr �enabling �to�
alternative �the� � level�of�housing�need�beca �the�vacancy �arises�

�be�occupied�by� nother�household,�who�will�once ain�be�in�housing�need.��
In�such�cases,�it�is�inve e�exis stock�(or�in� e�cases,�clearance�and�red ment)�
that�is�required�to�re ber�of le�unsuitab sed.�

5.24 It�should�be�n ings� th e� lost� from �throug eneration�programmes�
would�need�to�be�repl tion�to mber�of�additional�housing �identified�b s�study�

considers� the�housing�requirement� � the�context�of �net� increase� i dwelling�
stock.�

ve�is�appropriate�and�require �to�resolve�a�housing�problem,�some�households ay�need�
to�move� to�homes�outs ea� (for mple,� those ing� for�care pport),�and rs�will�
choose� to� move� further� afi r� othe ons.� � Whe itably� accommodated� households� are�
likely�to� leave�the�area�willingly,� their�needs�should�not�be�counted�within�the�estimate�of�net�need.��

5.26

sidering�households�who�are� in�
housing� need,� we� must� also� discount� from� the� total� those� who� are� able� to� afford� such� prices.� � The�

act�of�each�of�these�stages�is�summarised�in�Figure�91.�

Figure�91�
Resolving�Housin ource:�Lewisham�Househo .��Note:� �to�ro

prob
can�be�resolved�without�the�need�for�relocation�to�alternative�accommodation.�

5.23

is� is�primarily�con �is�particu
� issue ned� direct � the� dwe

major�disrepair�or�unf ough � movea�
�housing)�will�not�reduce overall use �that

will�inevitably�(over�time) a �ag
stment�in�th ting� extrem evelop

duce�the�num �peop ly�hou

oted�that�any�dwell at�ar � the�stock h�reg
aced�in�addi �the�nu �units y�thi

–� that� is,�our�analysis� in �a n�

5.25 Where�a�mo d �m
ide� the�ar �exa �mov �or� su �othe

eld� fo r� reas re� unsu

Nevertheless,�in�discounting�the�needs�of�likely�out�migrants,�any�needs�of�in�migrants�to�the�area�will�
add�to�the�total�requirement.�

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.� � Therefore,�when�con

imp

g�Suitability�Problems�(S ld�Survey�2007 Figures�may�not�sum�due unding)�

Number�of�House �holdsFactor�

Discounted� Remaining�

Hou sed�as�curre g�in�unsuitable�housiseholds�asses ntly�livin ng� �� 33,922�

Households�with�an�objectively�assessed�in�situ�solution� 9,082� 24,840�

Households�with�a�subjectively�assessed�in�situ�solution�
(where� ther�wants �nor�needs�to�mothe�household�nei �nor�expects ve)�

10,173� 14,667�

Households�that�need�to�m t�that�will�leave�the�aove,�bu rea� 2,449� 12,167�

Households�that�need�to�move ng�into�inst l�housing�or�join�anot,�but�will�be�movi itutiona her�
household�

�� 12,167�

Households�that t�can�afford t�or�buy�market�housi�need�to�move,�bu �to�ren ng� 2,471� 9,696�

Households�that�need�to�move,�but�cannot�afford�to�rent�or�buy�market�housing� 9,696�

5.27 After� discounting� the� households� whose� needs� do� not� require� alternative� housing� provision� in�
Lewisham,�9,696�(28.6%)�of�the�identified�33,922�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.�



Chapter�5�–�Existing�Households�in�Housing�Need�

�

Ho
5.28 A�key�duty�of�local�authorities�is�to�administer�cases�of�homelessness.��The�Housing�Act�1996�states�that�

� secure�that�accommodation�is�available�for�their�occupation�for�such�period�as�they�consider�will�

active� in� addressing� potential� homelessness�
cases.� � This� has� resulted� in� the� number� of�

� and� acceptances�

higher�than�is�was�in�2003.��At�the�end�of�March�

melessness�

if�the�authority�is�satisfied�that�the�applicant�has�a�priority�need,�they�shall:�

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.�

5.29 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.�

�

5.30 Figure� 92� indicates� that� the� total� number� of�
claims� and� acceptances� for� homelessness� has�
been� falling� since� 2004� and� the� figures� are�
currently� around� 50%� lower� than� their� 2004�
values.� � Recent� government� guidance� has�
encouraged� local� authorities� to� be� more� pro�

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�being�in�HM�forces;�
� those�who�are�vulnerable�as�a�result�of�custodial�sentence/remand�to�custody/contempt�of�court/kindred�offence;�
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Figure�92
Unintentionally�Homeless�and�in�Priority�Need�Applications�and�
Households�in�Temporary�Accommodation�for�Lewisham�Q1�2003��
Q1�2007�(Source:�Local�Authority�P1E�Homelessness�Data.��Note:�
Number�of�cases�based�on�12�months�to�end�of�quarter)�

homelessness� presentations
falling� nationally.� � However,� the� number� of�
households� held� in� temporary� accommodation�
continued� to� rise� and� is� now� around� 100%�
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2007�there�were�2,559�households�in�temporary�accommodation�across�Lewisham.�

useholds�in�Housing�Need�Ho

5.32

to� the� reference�
� study,� which�

Hou

5.33 ey� featured�a� calculation� for� those�who�were�unsuitably�housed�which�

�
�households�and�5,263�

seholds�who�had�a�property�which�was�too�expensive�in�the�current�survey.���

5.34 It�is�unsurprising�that�the�current �found�more�households�who�were�unsuitably �one�
conducted�in�2003�because�the�competition�for�suitable�properties�and�the �hous �
recent� years� will� have� fo rties� w ich� are� not ideal�
choice.�

5.35 Both�the�current�su mber�of�households�who�were�
in�housing ng�to� �the�area �been�
removed� or� who� could� afford� market� housing� were� remove th� those� housed� in� temporary�
accommodati � the� � number� rrent�
households

� t

5.31 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� 10,895�
households�in�need.�

It� is� worth� noting� that� all� these�
figures� relate�
period� for� the
corresponds� with� the� fieldwork�
period� for� the� interview� sample� of�
July�2007.�

sing�Unsuitability�Compared�to�2003�Housing�Needs�Survey�

The�2003�Housing�Needs�Surv
used�similar�measures�to�those�outlined�above.� � In�the�2003�study�a�total�of�21,494�households�were�
assessed�as�being�unsuitably�housed�compared�to�33,922�in�the�current�study.��Direct�comparisons�can�
be�made�for�particular�categories�such�as�overcrowding�and�the�property�being�too�expensive.��In�2003,�
6,141� households� were� assessed� as� being� overcrowded� and� for� 3,468� their� current� property was�
assessed�as�being�too�expensive.��These�figures�compare�to�11,482�overcrowded
hou

�survey �housed�than
�growth�in ing�cost�over

rced� many� more� households� to� live� in� prope h � their�

rvey�and�that�conducted�in�2003�also�assessed�the�nu
�need�when�households�with�in�situ�solutions,�who�were�planni

d,� but� wi
leave �had

on� or� current� homeless� being� added.� � This� represents total of� cu
�who�are�assessed�as�being�in�housing�need.�

5.36 In he� current� study� this� figure� is� 10,895� while� in� the� 2003� study� 12,324� were� assessed� as� being� in�
current� housing� need� –� but� these� figures� cannot� be� directly� compared,� as� a� wider� range� of� in�situ�
solutions�are�now�considered.�

Figure�93
Summary�of�Existing�Households�in�Housing�Need�(Source�1:�Lewisham�Household�
Survey�2007.��Source�2:�Local�Authority�P1E�Homelessness�Data�Q2�2007.��Source�3:�
Local�Authority�Housing�Strategy�Statistical�Appendix�(HIP)�Data�2006.��Note:�Figures�
may�not�sum�due�to�rounding)�

Local�Authority� Number�of�
Households�

Households�currently�living�in�unsuitable�housing�that�
need�to�move�and�cannot�afford�to�rent�or�buy�market�
housing�1

9,696�

Households�accepted�as�statutorily�homeless�currently�
housed�in�housing�leased�temporarily�from�the�private�
sector�(PSL�housing)�2

782�

Households�accepted�as�statutorily�homeless�temporarily�
housed�in�Bed�&�Breakfast�or�hostel�accommodation�2

412�

Single�people�currently�sleeping�rough�3 5�

Total� 10,895�
�
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Summary�of�Key�Points�

� A�total�of�33,922�households�were�assessed�as�living�in�unsuitable�housing�due�to�one�or�more�factors.��This�equals�
shed�households�in�the�study�area,�though�many�of�these�households�may�not�need�to�move�to�
ied� problems� as� in�situ� solutions� may� be� more� appropriate.� � For� example� simply� moving�

ho

� 41.2%�of�those�households�living�in�the�social�rented�sector�and�40.9%�of�those�in�the�private�rented�sector�were�in�

� After y�9,696�

� The� �
to

29.4%�of�all�establi
resolve� the� identif

useholds� from� dwellings� with� physical� problems� would� lead� to� the� next� occupiers� of� the� dwelling� also� being�
unsuitably�housed.�

unsuitable�housing.��This�compares�with�only�14%�of�owner�occupiers.�

�discounting�the�households�whose�needs�do�not�require�alternative�housing�provision�in�Lewisham,�onl
(28.6%)�of�the�identified�33,922�unsuitably�housed�households�remain.�

total�number�of�people�who�are�identified�as�homeless�is�782�in�Lewisham�(2007)�plus�5�rough�sleepers.��The
tal�number�of�claims�and�acceptances�for�homelessness�has�been�falling�since�2004�and�the�figures�are�currently�

around�50%�lower�than�their�2004�values.��

�





Chapter�6: Housing�Market�Dynamics�

6. A �
housing mand�interacts�with�housing�need,�and�
h

6.2 F �
o �
h .�

Figure�94�
ngth�of�Time�at�Current�Address�(Source:�Lewisham�Household�Survey�2007)�

1 s� well� as� understanding� existing� housing� needs,� it� is� important� to� consider� the� dynamics� of� the
�market.� �This� is�key�to�understanding�how�housing�de

ow�existing�housing�need�is�likely�to�change�in�the�future.�

igure�94�shows�the�high�degree�of�turnover�or�‘churn’�of�the�Lewisham�housing�market�–�with�nearly
ne� in� every� six� households� (15.5%)� having� moved� within� the� last� 12� months,� and� a� further� 11.2%
aving�moved�within�the�last�two�years

Le

�

6.3 Very�few�households�who�own�outright�(2.6%)�have�moved�within�the�last�year,�although�as�many�as�
11.6%�of�those�who�own�with�a�mortgage�moved�to�their�current�home�during�this�period.��In�terms�of�
affordable�housing,�5.6%�of�households�currently�renting�from�the�Council�or�one�of�the�local�RSLs�were�
housed� in� the� last� year.� �Nevertheless,�undoubtedly� the�most� significant� turnover�was� in� the�private�
rented�sector�–�with�as�many�as�36.4%�of�all�tenants�having�lived�at�their�current�address�for�less�than�a�
year.�

6.4 67.6%� of� households� that� have� been� living� at� their� current� address� for� less� than� a� year� are� private�
sector� tenants,� which� is� equivalent� to� 11,581� households� across� Lewisham.� � Of� the� remaining�
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households�that�have�recently�moved,�3,670�(21.4%)�currently�own�their�home�either�outright�or�with�a�
mortgage�or�loan,�and�a�further�11%�now�live�in�affordable�housing.�

Figure�95�
Household�Moves�in�Last�12�Months�(Source:�Lewisham�Household�Survey�2007.��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�

Established�Households�

Current�Housing��
Circumstances�

Owner�
Occupation�

Private�Rent� Affordable�
Housing�

Living�With/�
Rent�a�Room�

All��
Households�

Housing�Tenure� � � � � �

Owner�Occupation� 1,554� 1,705� 66� 345� 3,670�

Private�Rent� 380� 7,214� 637� 3,672� 11,581�

Affordable�Housing� 57� 326� 1,029� 471� 1,884�

All�Households� 1,991� 9,245� 1,733� 4,489� 17,135

6.5 Of�all�households�that�moved�in�the�last�year,�54%�moved�from�other�private�rented�accommodation�to�
their� current� home,� 11.6%� were� previously� in� owner� occupied� accommodation� and� 10.1%� lived� in�
affordable�housing.�

6.6 A�total�of�4,489�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.��81.8%�(3,672)�of�these�new�households�formed�in�the�private�rented�sector.��
Therefore,� most� of� the� emerging� households� in� Lewisham� 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.�

6.7 It� is� also� noteworthy� that� some� households� leave� affordable� housing� in� Lewisham� to� move� into� the�
private� rented� sector.� � 637� (5.3%)� of� the� new� households� in� the� private� rented� sector� came� from�
affordable� housing.� The� reasons� people� gave� for� moving� include� seeking� a� move� to� a� new� area,� an�
improvement� in�financial�circumstances�and�evictions.�Some�of�these�moves�may� involve�transferring�
housing�benefit�support�to�a�private�rent�dwelling�while�others�may�reflect�households�moving�freely�
into�the�private�rent�sector.�

6.8 Considering� those� currently� in� affordable� housing� –� 25%� of� new� tenants� (471� 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�17.3%� (326)�new�
households�in�the�affordable�housing�sector.��Therefore,�Lewisham�is�an�area�where�there�is�movement�
between�the�private�and�social�rented�sectors.��Some�of�these�households�may�be�moving�between�the�
two�sector�while�maintaining�their�housing�benefit,�while�it�other�cases�the�movement�may�be�driven�
by� the�end�of�private� rent� tenancies�or�exclusions� from�social� rent�properties.� �However,� there�were�
very�few�households�moving�from�the�rented�sector�into�owner�occupation�which�further�indicates�that�
households�who�are�not� currently�owner�occupiers�are� struggling� to�be�able� to�afford�current�house�
prices�in�Lewisham.�

6.9 Overall,� understanding� the� private� rented� sector� is� key� to� understanding� the� housing� market� in�
Lewisham.� � In�the�previous�chapter� it�was�demonstrated�that�households� living� in�unsuitable�housing�
are�living�mostly�in�the�social�rented�and�private�rented�tenures.�However�in�this�chapter�we�see�that�
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most� recent� moves� were� to� and� within� the� private� rented� sector.� � Further� most� newly� forming�
households�obtain�their�first�tenancy�in�this�sector.��A�number�of�factors�may�explain�this�situation;��

� The�main�legal�form�of�tenanc
if�not�renewed�by�mutual�ag

� There�is�a�great�deal�of�choice�within�the�private�rented�sector�in�Lewisham�due�to�its�size�and�rate�
of�growth�

n�are�younger�more�mobile�households�
� A�significant�part�of�the�demand�for�it�is�from�in�migrant�households�either�from�other�parts�of�

Ass

sehold�affordability� critically�underpins� the�housing� requirement�analysis�–�determining�both� the�
ability� to� afford� market� housing� (and� be� an� effective� housing� demand)� and� the� inability� to� afford�

13 The�affordability�tests�used�for�this�study�are�outlined�below�and�seek�to�ensure�that�households�are�
not� committed� beyond� their� means,� but� do� not� allocate� affordable� housing� to� households� who� are�

Ass

6.14

or� mortgage� from� a� building� society� or� other� lender.� � Therefore,� in� the� context� of� owner�

y�is�the�assured�shorthold�tenancy�which�is�commonly��6�12��months�
reement�

� Few�households�can�obtain�access�to�social�rented�housing�
� Few�household�can�afford�to�become�home�owners�
� Most�households�seeking�private�rented�accommodatio

London�or�international�migrants.��

essing�Affordability�

6.10 Hou

market�housing�(and�be�a�real�housing�need).��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:�

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

6.11 Having�established� the�cost�of� local� rented�housing,� it� is�also� important� to� consider� the�amount� that�
households�are�able�to�afford.��The�National�Housing�Federation�have�traditionally�promoted�that�it�is�
appropriate� for�households� to� spend�up� to�30%�of� their� net� income�on� rent�or�mortgage�payments.�
When�providing�affordable�housing,�Local�Authorities�and�RSL's�have�often�based�affordability�tests�on�
this� relatively� straight�forward� calculation.� � Nevertheless,� whilst� this� may� be� suitable� for� households�
expecting�to�pay�relatively�low�rents�in�the�social�sector,�the�implications�become�somewhat�unrealistic�
in�considering�the�payments�for�more�expensive�properties�in�the�private�sector,�particularly�in�relation�
to�what�the�household�income�is�versus�the�cost�of�private�rental�properties.�

6.12 The�London�Housing�Federation’s�publication�“Mind�the�Gaps”�(2001)�recognises�that�households�may�
be�contributing�as�much�as�50%�of�net�income�towards�their�total�housing�costs�–�noting�that�it�is�not�
the�proportion�of� income� that� is� the�over�riding� factor,�but� the� amount�of� residual� income�available�
after�the�identified�costs�have�been�paid.�

6.

realistically�able�to�afford�housing�in�the�private�sector.�

essing�Affordability�for�Owner�Occupation�

In�terms�of�the�affordability�assessment�for�owner�occupiers,�whilst�private�renters�will�be�expected�to�
meet�recurring�costs�each�week�or�month�it�is�accepted�that�owner�occupiers�will�normally�rely�upon�a�
loan�
occupation,� 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�
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normally� applied� to� determine� the� amount� households� are� able� to� afford� when� considering� home�
purchase.�

6.15 The
Government�in�the�guidance�for�Local�Housing�Assessments�–�with�lending�for

�assessment�of�mortgage�eligibility�adopted�for�this�analysis�is�based�upon�the�method�proposed�by�
�single�incomes�assumed�

to� be� 3.5x� the� gross� income� and� lending� for� joint� incomes� based� on� a� 2.9x� multiplier.� � It� is� also�
impo � assessment� of� affordability� fo � other� household�
resources,�including:�

�
� De
� Equity�( ti �curre �(for�current�owners); ll�as�the�
� Am �borro d.�

6.16 Perhaps� the� most� important� additional� resource� is� any� equity� that� a� household� may� have� in� their�

6.17 �affordable�for�owner�occupation�is�therefore:��

Ass

6.18

g�payment�taken�from�the�individual�household�budget.� �Once�again,�the�assessment�for�rent�
�based�upon�that�proposed�in�the�guidance,�with�25%�of�household�gross�income�assumed�to�

6.19

�they�are�typically�liable�for�less�deductions�(such�as�income�tax�and�

Mo

The

6.20

ditional�units�are�required?�

rtant� that� the r� owner� occupation� considers

� Savings;
bts;�

positive�or�nega ve)�from nt�home �as�we
ount�that�can�be we

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.�

In�summary,�the�amount

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

essing�Affordability�for�Weekly�Rent�

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�
recurrin
has�been
be�available�for�rent.� �However,� it�should�be�noted�that�the�National�Housing�Federation�recommend�
assessing� affordability� of� housing� on� the� basis� the� households� can� spend� up� to� 30%� of� their� gross�
income.��This�has�not�been�adopted�here�to�maintain�consistency�with�CLG�SHMA�Guidance,�the�impact�
of�different�affordability�are�sensitivity�tested�in�the�South�East�London�sub�regional�SHMA.�

In�practice,� the�use�of� gross� income� (as�opposed� to�net� income)� reduces� the� assumed�payments� for�
lower�income�households�–�because
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.�

delling�the�Housing�Market�

�ORS�Housing�Market�Model�

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

� How�many�ad

� How�many�additional�units�should�be�affordable�homes?�

� For�what�type�of�open�market�housing�is�there�demand?�

� How�will�‘demand’�and�‘need’�change�under�different�assumptions?�



Chapter�6�–�Housing�Market�Dynamics�

� �
�

Page�99�
�

6.21

�or�
moving� in� from� elsewhere,� just� as� others� are� leaving� or� dissolving� (through� death� or� relationship�
br �
home ith.�

6.22 The�an gnises�the�obvious�but�critically�important�fact�that�when�a�household�moves�to�a�new�
ho o� move� into.� This� becomes� particularly�
sig rom�one�size�or�tenure�of�home�to�another.�For�
ex � by�
pr old�
to�mo

�in�more�details�on�the�ORS�Housing�Market�Model,�the�elements�of�housing�need�
and�demand�are�detailed�in�Figure�96.��A�key�point�to�note�is�that�the�assumption�of�the�model�is�that�

e

Figur
Derivation

The�analysis�in�this�report�estimates�housing�requirements�in�Lewisham�by�calculating�the�net�flows�of�
households�in�and�out�of�Lewisham’s�housing�stock.��Households�are�constantly�forming�in�Lewisham

eakdown),�and� it� is�the�balance�or� imbalance�of�requirements�and�supply�for�each�type�and�size�of
�in�Lewisham�that�we�are�concerned�w

alysis�reco
me,� its� previous� home� is� freed� up� for� another� household� t
nificant�when�households�are�moving�within�London�f
ample,� meeting� the� needs� of� one� household� currently� living� in� unsuitable� market� housing
oviding�an�affordable�home�will�at�the�same�time�free�up�their�current�home�for�another�househ

ve�into.�

6.23 For�those�interested

th � backlog� of� need� will� be� addressed� over� the� next� 10� years.� � One� of� the� implications� of� this�
assumption�is�that�a�10�year�projection�for�housing�requirements�for�Lewisham�will�simply�be�twice�the�
5�year�project.��

e�96�
�of�Elements�of�Housing�Need�and�Demand�

E ment�le Derivation�

Established�households��
currently�in�need�

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).�

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.�

Newly�arising�need�from��
established�households�

The�future�projection�for�this�flow�is�based�on�recent�trend�figures�for�the�last�12�months.�

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.�

Effective�demand�from��
established�households�

The�future�projection�for�this�flow�is�based�on�expectations�of�existing�households�moving�
within�Lewisham�over�the�next�12�months.�

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�Lewisham�

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.�
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Continued...�

Element� Derivation�

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�
Lewisham.�

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.�

6.24 een� the�
households�seeking�housing,�on�the�one�hand,�and�the�available�stock,�on�the�other.� �The�sources�of�

Figure�97�
Derivation�of�Elements�of�Housing�Supply�

�

The� extent� to� which� the� market� balances� depends� upon� the� match� or� mismatch� betw

housing�supply�are�detailed�in�Figure�97.�

Element� Derivation�

Property�vacated�by�
established�households�

moving�home�

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

– 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�Lewisham�

The�future�projection�for�this�flow�is�based�on�expectations�of�existing�households�
moving�away�from�Lewisham�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.�

Property�vacated�following�
household�dissolution�due�to�
death�or�household�merging�

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.�

�

6.25 New o� contribute� to� housing� supply� in�
Lew a el,�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�
are

� housing� development� and� property� conversions� will� als
ish m,�but�these�components�are�not�considered�by�the�Mod

a.�
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6.26 Th �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

e

�Requirement�����Housing�Supply��

�
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6.27 Th �projected�flows�of�housing�need,�demand�and�supply�derived�from�the�Housing�Market�Model�are�
summarised�below.���

Core�Modelling�Assumptions�

Housing�Requirements�

� Housing�requirements�are�generated�from�three�sources;�

� Existing�household
� Newly�forming�ho

h
� Exist �a �the�expectation�of�moving�in�the�next�12�months�

� Newly�forming�household�a �

Housing�Supply�

� Ho d e�sources�;�

ld
� Death�and�dissolu
� In�migrant�households.�

�
Ex

�

t�migrant�households�are�based�upon�expectations�of�moving�in�the�next�12�months.�

Affordability�

� Hou e�allocated�to�tenures�based�upon�affordability�and nce.�

� For�owner�occupation�lending�for�single�incomes�assumed�to�be�3.5x�the�gross�income�and�lending�for�joint�incomes�
ba r

�

� Debts;�
� Equity�(positive�or�negative)

� According�to�guidance,�househ s on�rent�

� Following�PSS3�definitions
specialised�intermediate�h

� Fo s t�
lo

� The�l iv e�housing�
because�it�fulfils�the�same

� A�household�is�in�the�backlog�of�need�if�they�are�unsuitably�housed,�require�alternative�housing�provision�in�the�
r

s g�is�based�upon�the�
CLG�Bedroom�Standard.�

� The�contribution�to�future �
year�of�moving�to�their�new r�this�overcrowding.��As�an�example,�if�a�
households�was�allocated
projected�impact�of�this�households

s�moving;�
useholds;�

� In�migrant�house
ing�household�moves

olds.�
re�based�upon

nd�in�migrant�households�are�both�based�upon�trends�from�the�previous�12�months.

using�supply�is�generate

� Existing�househo

�from�thre

s�moving;�
tions;�

� isting�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�

� Ou

seholds�ar �not�prefere

sed�on�a�2.9x�multiplie

Savings;�

.��The�assessment�of�affordability�for�owner�occupation�also�includes:�

�from�current�home�(for�current�owners).�
old �are�assumed�to�spend�25%�of�their�gross�income�

,�households�who�can�afford�private�rent�are�assumed�to�access�this,�rather�than�
ousing�products�

llowing�PSS3�definition
afford�private�rent�are�al

owest�quartile�of�pr

�households�who�can�afford�more�than�Housing�Corporation�Target�Rent�,�but�canno
cated�to�intermediate�housing�

ate�rents�is�considered�to�form�part�of�the�existing�supply�of�intermediat
�role�of�meeting�the�needs�of�households�in�housing�need�

borough�and�cannot�affo

� The�number�of�bedroom

d�market�housing.�The�Model�addressed�the�backlog�of�need�over�10�years.��

�a�household�is�allocated�in�affordable�(social�and�intermediate)�housin

�affordable�housing�requirements�of�any�household�who�were�overcrowded�within�one
�address�has�been�adjusted�to�account�fo

�to�a�one�bedroom�social�property,�but�within�a�year�they�required�two�bedrooms�the�
�will�be�to�generate�a�need�for�two�bedroom�social�units.���
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Figure�98
5�Year�Re rement/Supply�Flow�Analysis�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�Requirement�Assessment�2007)�

�
qui

�

6.28 Figure� 99� details� the� net� gains� and�
losses�of�each�pair�of� flow�streams,�
where� it� is� apparent� that� a� net�
6,777�additional�dwellings�should�be�
provided� over� the� 5�year� period� to�
sustain�the�existing�supply/�demand�
imbalance.��If�this�number�of�homes�
is� not� provided,� one� or� more� flows�
will� have� to� change.� 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.��

Figure�99
Summary�of�5�Year�Housing�Requirements�by�Household�Flows�(Source:�ORS�
Housing�Market�Model,�Lewisham�Housing�Requirement�Assessment�2007.��Note:�
Figures�may�not�sum�due�to�rounding)�

Housing�Type� Inward��
Flow�

Outward�
Flow�

Net�
Requirement�

5�Year�Requirement� � � �

Migration�–�households�moving�
to�and�from�the�Borough�

36,817� 35,958� 859�

Indigenous�change�–�household�
formations�and�dissolutions�

9,224� 3,306� 5,918�

Established�household�moves� 36,561� 36,561� ��

Total� 82,602� 75,825� 6,777�
�
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Understanding�the�Required�Housing�Mix�Under�PPS3�Assumptions�

6.29 In ,� household� affordability� has� been� grouped� into�
three� classifications.� � In� allocating� households� to� specific� types� of� housing,� the� determining� factor� is�
afford i

� S �for�those�households�unable�to�afford�any�more�than�target�social�

ut�
le�to�afford�to�buy�owner�occupied�housing�and�unable�to�afford�to�rent�privately�at�rents�

uartile�rents);�and�
� M �households�able�to�afford�to�buy�owner�occupied�housing�or�able�

to ly�at�rents�at�or�above�the�market�rent�threshold�(lower�quartile�rents).�

6.30 Nevertheless,�whilst�PPS3�defines� intermediate�housing�as�being� for� those�households�able� to�afford�
m �pragmatically�deliver�a�
h

6.31 As ce� of� this� distinction,� Figure� 100� highlights� the� level� of� household�
in �with�an�income�of�more�

00�per�annum�requiring�a�2�bed�property�can�afford�more�than�Housing�Corporation�Target�
R ed� as� requiring� intermediate�
h t�
re ermediate�housing�
is�req e y�household�requiring�a�2�bed�dwelling�which�has�a�household�income�of�£19,200�to�
£31,200.�

6.32 In ssible�for�households�
with s�
re �£19,200�and�£31,200�then�their�requirements�may�only�be�met�
in

Figure�1
Annual� �Lewisham�
20 an

� seeking� to� understand� the� required� housing� mix

ab lity:�

ocial�rented�housing�–
rents;�

� Intermediate�housing�–�for�those�households�able�to�afford�more�than�target�social�rents,�b
unab
at�the�market�rent�threshold�(lower�q

arket�housing�–�for�those
�afford�to�rent�private

ore�than�social� rents,� it�should�be�recognised�that� it�may�not�be�possible�to
ousing�product�for�those�households�only�able�to�afford�fractionally�more�than�social�rents.���

� an� illustration� of� the� importan
come�necessary�to�afford�particular�tenures.���This�shows�that�any�household

than�£19,2
ents.� � Therefore,� under� PPS3� definitions,� these� households� are� defin
ousing.��Figure�100�also�shows�that�the�household�income�necessary�to�afford�lower�quartile�marke
nts�for�2�bed�dwellings�is�£31,200.��This�implies�that,�following�PPS3�definitions,�int

uir d�for�an

�practice� it� is�difficult�to�deliver� intermediate�housing�products�which�are�acce
� incomes�close� to�£19,200.� � If�no� intermediate�housing�product� can�be�delivered� for�household

quiring�2�bedrooms�earning�between
�the�social�rented�sector.���

00�
Household�Income�Required�for�Dwellings�by�Tenure�(Source:�Housing�Corporation�Data�March�2006,�Survey�of�Letting�Agents�in

07� d�Land�Registry�Records�Q2�2006�Q1�2007)�

Housing�Type� Target�Social�Rents� Lowest�Quartile�Market�Rent� Lowest�Quartile�Owner�Occupation�

Bedroom�Size� � � �

1�Bed� £16,100� £20,800� £41,400�

2�Bed� £19,200� £31,200� £44,000�

3�Bed� £19,300� £47,900� £54,600�

4�Bed� £21,600� £62,400� £58,900�

�

6.33 It� should� also� be� remembered� that� many� young� workers� in� London� are� prepared� to� live� in� shared,

alf�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�

�
rather� than� self�contained,� accommodation.� � The� 2008� Greater� London� Housing� Market� Assessment�
conducted�by�ORS�on�beh

� �
�
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met� through� shared� accommodation� rather� than� social� housing.� � The� number� of� persons� this� is�
projected�to�involve�are�reported�as�a�separate�category�in�the�modelling�results.�

housing�and�their�expected�supply�from�existing�stock�that�has�been�vacated�(rather�than�new�supply).��
e qu � and� supply� of� each� type� tenure� represents� the� net�

Figur
Summ f� t pe�(Source:�OR et�Model,�Lew using nt�Assess �
2007.

6.34 In�relation�to� intermediate�housing�the�definition�of�supply�used� includes�those�private�rented�sector�
dwellings� with� lower� (lower� quartile)� rents.� This� is� in� addition� to� Homebuy� and� Intermediate� rent�
offered� by� RSL� landlords.� This� is� because� this� more� accurately� reflects� the� circumstances� of� the� real�
housing�market.� �This� is� in�accordance�with�the�definitions�of�social�and�market�housing�as�set�out� in�
PPS3� and� also� follows� the� modelling� framework� which� was� used� for� the� Greater� London� Housing�
Requirements� Study� 2004,� its� 2006� update� and� the� 2008� Greater� London� Strategic� Housing� Market�
Assessment.���

6.35 The�main�purpose�of�using�the�lower�quartile�market�rents�within�the�modelling�framework�is�to�derive�
an�entry�point�for�market�housing.���Cheaper�private�rented�sector�housing�is�available�too�and�is�often�
utilised�by�households�who�can�afford�more�than�a�social�rent�but�not�a�full�market�rent.��However,�the�
lower�quartile�for�market�rents�is�treated�within�the�model�as�a�realistic�point�at�which�households�can�
access�a�significant�part�of�the�market�housing�stock.�

6.36 As� previously� noted,� the� ORS� Housing� Market� Model� identified� an� overall� requirement� for� 6,777�
additional� dwellings� over� a� 5�year� period.� � By� matching� the� above� column� totals� for� total� housing�
requirement�(need�and�demand)�against�the�corresponding�row�totals�for�housing�supply,�it�is�possible�
to�arrive�at�the�overall�net�housing�requirement�for�Lewisham.�

6.37 The�balance�of� this�net� requirement�between� the�different�housing� types� is�detailed�below� in�Figure�
101.��This�shows�the�identified�gross�5�year�housing�requirements�for�market,�intermediate�and�social�

Th � difference� between� the� gross� re
requirement.��

e�101�
ary�o 5�Year�Housing�Requiremen s�by�Housing�Ty

��Note:�Figures�may�not�sum�due�to�rounding)�

irement

S�Housing�Mark isham�Ho �Requireme ment

� �
�
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Housing�Type� Net�Housing�Requirement�Gross�Housing� Housing��
(Surplus)�Requirement� Supply�

5�Year�Requirement� � � � �

Market�Housing� 43,410� 42,685� 725�

Intermediate�Housing� 10,672� 14,378� (3,706)�

Social�Rented�Housing� 28,519� 18,762� 9,758�

82,602� 75,826� 6,777�Total�

�
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�
Profiling�Housing�Mix�by�Size�

6.38 Figure�102� identifies� the� gross� requirement� for�housing�over� the�next� five� years� in� terms�of�housing�
type�and�size.�

�102�Figure
5�year�Gross t�
2007.��Not

�Housing�Requirement�by�Housing�Type�and�Size�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�Requirement�Assessmen
e:�Figures�may�not�sum�due�to�rounding)�

Type�of�Housing�Housing��
Requirement� Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Gross�Requirement� � � � �

Shared�housing�for�25�years�or�
under� 1,471� �� �� 1,471�

1�bedroom� 15,511� 3,287� 6,723� 25,522�

2�bedrooms� 15,820� 3,733� 12,490� 32,042�

3�bedrooms� 6,822� 2,225� 7,751� 16,798�

4+�bedrooms� 3,786� 1428� 1,556� 6,770�

Total� 43,411� 10,672� 28,519� 82,602�

3.88 It �important�to�note�that�some�households�within�the�market�housing�sector�will�create�a�demand�for�
intermediate�housing�products�–�where� in�principle�they�could�afford�to�rent�but�would�prefer�home�
ownership.��In�this�context,�the�actual�demand�for�intermediate�housing�products�may�be�stronger�than�
the�model�would�suggest�in�the�context�of�a�needs�based�assessment�–�but�such�demand�is�in�addition�
to�the�affordable�housing�need�already�identified.�

Figure� 103� details� the� net� requirement� for� additional� housing� after� the� model� has� taken� account� of�
vacancies

�is

3.89

�arising�within�the�existing�stock.�

3

2007.

Figure�10 �
5�year�Net�Housing�Requirement�by�Housing�Type�and�Size�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�Requirement�Assessment�

��Note:�Figures�may�not�sum�due�to�rounding)�

Type�of�Housing�Housing��
Requirement� Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

914� � � 914�

1�bedroom� (3,223)� (6,682)� 2,961� (6,944)�

2�bedrooms� 1,847� 1,282� 4,203� 7,331�

3�bedrooms� 853� 1,265� 1,452� 3,570�

4+�bedrooms� 334� 428� 1,142� 1,905�

Total� 725� (3,706)� 9,758� 6,777�

6.39 The�model�is�showing overall�requirement �additional�dwellings�over �year�projection�
period.�

is

�an� �for�6,777 �the�5

6.40 Th � 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�
dissolution).�
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6.41

housing� stock� in� the�
borough�projected�to�be�9,758�households�over�the�5�year�period.�

6.42

6.43 Of�course,�if�these�properties�were�all�vacant,�it�is�likely�that�they�would�attract�households�from�across�
e

6.44 Further� commentary�on� the�apparent� surplus�of�housing� in� the� intermediate� sector� is�necessary.� �As�

� often� utilised� by� households� who� can�
afford�more�than�a�social�rent�but�not�a�full�market�rent.��In�reality�these�households�have�little�choice�

� L

regarding�migration�reported�in�Chapter�3.� �This�showed�the� importance�of�the�private�
d�sector�in�facilitating�migration�of�younger�single�person�households�into�Lewisham�and�the�fact�

Lewisham�Sp lling�

6.45 � incorporates� changes� to� modelling� assumptions� which� reflect� local� circumstances� in�
Lewisham.��These�ref ility�and� g�allocation�poli ich�more�accurat reflect�the�
position� to� be� f m� and� w pose� to� adopt� sults� of� this� sec or� policy�
conclusions.�

6.46 As�noted�above�in�practice�it�is�difficult�to�deliver�intermediate�housing�products�which�are�accessible�
for�households�who�require�2�bedroom�with�incomes�close�to�£19,200.���

6.47 Housing�Corporation� intermediate� rent�products� typical� set� rents�at�75%�80%�of�market� rents� in� the�
area.��Intermediate�rent�represents�the�cheapest�intermediate�housing�product�available,�and�therefore�
is� the� product� most� likely� to� be� able� to� accessible� to� those� on� lower� incomes.� � On� the� basis� that�
intermediate�rents�are�set�at�75%�of�market�rents�in�Lewisham,�a�household�would�require�an�annual�
income�of�£23,400�to�be�able� to�afford�a�2�bedroom�dwelling�on�the�assumption� they�spend�25%�of�
their�gross�income�on�rent.���

6.48 This� is� a� much� more� plausible� for� which� intermediate� housing� products� could� be� provided� in� the�
borough.� �The�full�range�of� incomes�requires�to�afford�housing�products�by�bedroom�size� is�shown�in�

The� requirement� for� social� rented� housing� is� actually� higher� than� this� total� –� with� the� number� of�
households� in� housing� need� and� unlikely� to� be� re�housed� within� the� existing�

Many� of� these� households� are� currently� living� in� overcrowded� circumstances� or� are� otherwise�
unsuitably� housed� in� the� private� rented� sector.� � If� the� needs� of� all� of� these� households� were�
successfully� resolved� (and� 9,758� new� social� rented� properties� were� delivered)� there� would� be� more�
small�properties�in�the�private�rented�sector�available�than�there�are�households�currently�projected�to�
occupy�them.�

th �wider�sub�region�or�from�elsewhere�in�London�to�live�in�them�–�but�given�the�nature�of�the�stock�
(being�relatively�cheap�housing),�it�is�likely�that�it�would�attract�more�households�who�would�ideally�be�
housed� in� social� housing� implying� that� the� underlying� number� of� households� in� housing� need� in� the�
borough�might�not�actually�change�even�if�all�of�the�existing�needs�were�effectively�satisfied.�

stated�in�paragraph�6.38,�the�definition�of�supply�used�includes�those�private�rented�sector�dwellings�
with�lower�(lower�quartile)�rents.�This�is�in�addition�to�Homebuy�and�Intermediate�rent�offered�by�RSL�
landlords.�This� is�because�this�more�accurately�reflects�the�circumstances�of�the�real�housing�market.��
Cheaper� private� rented� sector� housing� is� available� too� and� is

in ewisham� but� to� access� cheaper� PRS� as� they� are� unlikely� to� be� allocated� social� housing� and� are�
unable�to�afford�anything�else.�This�is�in�accordance�with�the�definitions�of�social�and�market�housing�as�
set� out� in� PPS3� and� also� follows� the� modelling� framework� which� was� used� for� the� Greater� London�
Housing� Requirements� Study� 2004� and� its� 2006� update.� It� is� also� worth� returning� to� the� household�
survey�results�
rente
that�home�ownership�was�out�of�reach�of�most�households�due�to�their�income.�

ecific�Mode

This� section
lect�affordab housin cies�wh ely�

ound� in� Lewisha e� pro the� re tion� f
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Figure�104.� � It� should�be�noted� that� the� intermediate� rent� for� a�1�bedroom�dwelling� is�below� target�
�the�1�bedroom�private�rent�in�Lewisham�being�relatively�cheap.��However,�it�

�also

Figure�104�
sehold�Income�Required�for�Dwellings�by�Tenure�(Source:�Housing�Corporation�Data�March�2006,�Survey�of�Letting�Agents�in�Lewisham�

social�rents.��This�is�due�to
is �in�the�context�of�an�overwhelming�surplus�of�cheap�1�bedroom�private�rented�dwellings�existing�
in�Lewisham�and�no�further�provision�of�intermediate�1�bedroom�dwellings�being�required.�

Annual�Hou
2007�and�Land�Registry�Records�Q2�2006�Q1�2007)�

Housing�Type� Target�Social�Rents� Intermediate�Rent� Lowest�Quartile�Market�Rent� Lowest�Quartile�Ow cupation�ner�Oc

Bedroom�Size� � � � �

1�Bed� £16,100� £15,600� £20,800� £41,400�

2�Bed� £19,200� £23,400� £31,200� £44,000�

3�Bed� £19,300� £35,900� £47,900� £54,600�

4�Bed� £21,600� £46,800� £62,400� £58,9

�

6.49 Also,�as�previously �at�t rt�of�Chapter� bedroom�stan sed�for�the�Lewisham�study�
derives�from�CLG�guidance�and� is�also�enshrined� in�the�Housing�Act�2004�and� is�as�follows,�providing�

ne

6.50 gional�plans�have�led�to�us�imposing�two�changes�on�these�
mptions.��Recent�guidance�from�DWP�indicates�that�each�single�person�aged�over�16�years�or�over,�

�a�
� over� 18� years� or� over,� not� 16� years� or� over.� � However,� to� be�

cons ith�other�studies�in�the�sub�region d�the�DWP�guidance.���

se�that�sub�regional�partners�allocation�policies�typically ffer�much�greater� ternatives�
lds�than �by�the�bedroom�standard�outlined�above.��For�th purposes�

of�this�study�we �adopted�a�simplified�interpretation�which�allocates�all�pensioner�households�an�
extra�bedroom lect�their �need�to�have �stay�with� .���

6.52 The� results orating� e� changes� into model� are� ou below� in� Figu 5� which�
reports�the �both�the �and�10�year�requirements.� �This�shows�that�when�only useholds�
who�can�potentially afford� intermediate�rent�prod �are�allocated� mediate�hou �there� is�
now�a� further�net� increase� in� the�net� requirement� for� social� rented�dwellings�and�an� increase� in� the�

ted�sector�in�Lewisham,�but�who�can�neither�afford�to�access�full�market�housing�or�

�

00�

�noted he�sta 4,�the� dard�u

o �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.�

Local�variations�in�housing�policy�in�sub�re
assu
rather�than�21�or�over�should�have�their�own�separate�room.� �Lewisham’s�own�policy� is�to�provide
separate� bedroom� for� anyone� aged

istent�w �we�have�use

6.51 It�is�also�the�ca �o al
to�pensioner�househo

�have
�is�indicated e�

�to�ref �possible �a�carer them

� of� incorp thes � the� tline� re� 10
�figures� for �5 �ho

� ucts to� inter sing,

surplus� of� intermediate� housing.� � This� surplus� reflects� households� who� are� currently� in� the� lower�
quartile�private�ren
afford�intermediate�rents,�and�will�therefore�be�allocated�to�social�housing�when�moving.��

�

�
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Figure�10 �
5�and�10�year�Net�Housing�Requirement�by�Housing�Type�and�Size�After�Allocating�Below�Intermediate�Rent�Affordability�to�Social�Housing�and�

ying�new�Bedroom�Standard�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�Requirement�Assessment�2007.��Note:�Figures�may�not�
due�to�rounding)�

5

Appl
sum�

Type�of�Housing�Housing��
Requirement� Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

914� � � 914�

1�bedroom� (3,223)� (7,948)� 2,601� (8,570)�

2�bedrooms� 1,847� 1,249� 4,862� 7,958�

3�bedrooms� 460� 1,090� 1,698� 3,249�

4+�bedrooms� 334� (630)� 3,524� 3,227�

Total� 332� (6,240)� 12,685� 6,777�

10�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

1,828� � � 1,828�

1�bedroom� (6,446)� (15,896)� 5,206� (17,140)�

2�bedrooms� 3,694� 2,498� 9,724� 15,916�

3�bedrooms� 920� 2,180� 3,396� 6,498�

4+�bedrooms� 668� (1,260)� 7,048� 6,454�

Total� 664� (12,480)� 25,370� 13,554�

�

Ho

All�h

using�Requirements�in�Perspective�

ousing��

There�is�a�5�year�net�requirement�for�6,777�homes�across�all�tenures�over�the�next�5�years.��The�10�
year�requirement�figure�is�for�13,554�dwellings.��

New�dwelling�completions�between�2001�06�were�lower�than�the�required�rate6.53 �to�deliver�Lewisham’s�
� London� Plan� allocations� and� the� higher� 2006� revised� London� Plan�

allocations).���

m�2010/2011�onwards�to�meet�the�requirement�of�the�2006�revised�London�Plan.���

6.55

’)�are�likely�to�have�
short�to�medium�term�implications:�

ry�agents�and�funders�may�experience�considerable�challenges,�short�
term,�to�deliver�in�adverse�current�market�conditions.�Some�developers�have�suspended�

allocations� (in� both� the� 2004

6.54 Between�2001�2006�the�dwelling�stock�increased�by�an�average�of�795�dwellings�each�year.��However,�
completion�rates�are�expected�to�rise�to�863�dwelling�per�annum�until�2009/2010�and�1,050�dwellings�
per�annum�fro

There� are� risks� attached� to� this� projected� level� of� new� dwellings� delivery� which� needs� proactive�
management�by�all�stakeholders.�Current�macroeconomic�issues�(the�‘Credit�Crunch

� An�impact�on�household�choices�about�housing,�and�in�particular�fluctuating�interest�and�
mortgage�rates,�may�severely�constrain�demand�for�market�housing�and�buy�to�let.�

� Delivering�increases�in�planned�completions�will�pose�a�real�challenge�for�planning�and�housing�
authorities.��

� House�builders,�delive

construction�work�on�existing�sites�and�have�delayed�work�on�new�sites.�
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� As�land�and�property�prices�fall,�the�subsidy�available�to�fund�affordable�housing�through�S106�
agreements�will�also�reduce�

At� the� time� of� publication� of� this� report,� the� UK� housing� market� is� in� a� marked� down6.56 turn,� with�
housebuilders�laying�off�labour�and�delaying�starts�on�new�developments.��Market�commentary�on�the�

ible�length�of�the�downturn�ranges�from�6�months�to�3�years.��Some�sections�of�the�industry�will�no�
�

will�affect�the�Council’s�housing�supply�projections.��
6. e� np om ns�a �

riate�for�the�Council�and�its�housing�delivery�stakeholders/partners�to�jointly�assess�the�risks�to�
the l� supp ine� and� th tly� identify� wh � can� individually� and� vely� do� to�
minimise� these and/or� mit � effect.� � As � the� South� East� Lon b�regional�
Str �Hous ket�Assess �RSL ers� involved� in�ho elivery�are�
being � their�views the� likely� implications of� the�current�market �boroughs
across�the�sub�region�and�the�options�available�to�the�Councils�in�the�immediate�future�for�maximising

Soc

The is 12,685�social�rented�homes�over�the�next�5�years.�

Numbe

6.58 Evidenc �than�the�overall�housing�requirement�across�
all�t u tuitive.��It�stems�from�the�needs�of�households�

6.59

to� multiple� flats� to�
ax

6.60

�housing�–�
d

6.61

s� income�on�
ents�is�drawn�from�CLG�SHMA�Guidance.�

6.62 o�address�any�new�needs�that�arise�over�the�5�year�projection�period�as�well�as�reducing�the�existing�
needs� identified� would� require� 12,685� additional� social� rented� homes� to� be� provided.� � This� takes�
ccount� of� any� re�lets� within� the� existing� social� rented� stock� and� also� assumes� that� the� number� of�

poss
doubt�press�Government�to�intervene�sooner�or�later,�but�clearly,�at�local�level,�any�length�of�downturn

57 Given�th uncertain�and�u redictable�econ ic�and�market�conditio t�national� level,� it�would�be
approp

� loca ly� pipel en� join at� they collecti
� risks� igate� their � part� of don� su

ategic ing�Mar ment,�developers, s� and� fund using�d
�consulted�to�gain �on� � � for� the �

�
housing� supply,� and� this� may� form� the� foundations� for� further� work� in� this� area� if� it� is� deemed�
necessary.�

ial�Housing�

re� �a�requirement�for�

rs�of�homes�

e�shows�that�more�social�rented�housing�is�needed
en res�for�the�borough.��This�may�seem�counter�in

living�in�unsuitable�housing�in�the�borough,�mainly�in�the�private�rented�sector.�

The�private� rented� sector�has� grown� considerably.� � The�number�of� households� in� the�private� rented�
sector�has�significantly�increased�over�recent�years�–�from�14.3%�at�the�time�of�the�2001�Census�to�a�
current�level�of�29.8%.��The�survey�shows�that�much�of�this�increase�has�been�through�the�conversion�
of� previously� owner� occupied� housing,� with� existing� stock� being� sub�divided� in
m imise�rental�income.�Demand�is�driven�from�existing�and�newly�forming�households�and�also�from�
the�in�migration�of�small�households�from�other�parts�of�London�and�abroad.�

The�private�rented�sector� shows�considerable� levels�of�unsuitability.� �The�study�analysis�showed�that�
40.9%�of�all�households�that�currently�live�in�the�private�rented�sector�are�living�in�unsuitable
an � over� half� of� these� households� are� unsuitably� housed� as� they� are� living� in� overcrowded�
circumstances.� � Furthermore,� many� of� these� households� are� only� able� to� live� in� the� private� rented�
sector�by�spending�a�large�proportion�of�their�income�on�housing�costs.�

Households�that�are�living�in�unsuitable�housing�who�are�unable�to�afford�the�cost�of�renting�based�on�
spending�only�25%�of�their�income�on�housing�costs�are�considered�to�be�in�housing�need�–�and�their�
needs�are�therefore�counted�by�the�model�when�determining�the�level�and�mix�of�housing�provision.��
Again,�we�would�note�that�the�assumption�that�households�spend�only�25%�of�their�gros
r

T

a
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hous
constant.�

eholds� in� receipt� of� housing� benefit� to� enable� them� to� afford� private� rented� housing� remains�

6.63 If�fewer�than�12,685�additional�social�rented�properties�are�provided,�then�it�is�likely�that:�

mber�of�ho g�in� �in d�sector�will�not�
,�and�could�increase;�

� �househ �paying�more�tha �25%�of�their�income�on�housing�costs ld�also�
incr

� The �house �receiving�hous nefit�support� �in�private�rent using�
could ;�and�

� There�is �to�be�a�continued�depende �temporary�so using�(such�as te�
eased�housing).

6.64 We� have� alread ablished� that� much� of� the� identified� need� for� additional� social� rented� housing�
stems� from � private� rented� sector. � Council� may � to� investigate �
improvements �private�rented�sector�could�mod rate�need�for�additional�social�rented �

6.65 Neverthele � identi � need� for� 12,6 ial� rented� ho � the� context� � overall�
dwelling� requirement� of� 6,777 � the� need � soc � is� likely � be� a�
substantial�proportion�of�the�overall�housing�mix�–�so�improving�the�quality�of�the�private�rented�sector�
will�not�in�itself�overcome�the�need�for�additional�social�housing.�

Mix�of�homes�

One�and�two�bedroom�homes:�Over�the�5�year�projection�period,�the�model�suggests�a�need�for�2,601�

is

6.68 Four�or�more�bedrooms:��there�is�a�need�for�3,524�additional�social�rented�properties�with�4�bedrooms�
�m

�but�could�afford�intermediate�housing.�

additional�1,698�3�bed�social�rented�units.��Nevertheless,�without�
the ock�–�
so�th s �stock.�

6.70 Dep d
to� cons g� some�of� this� stock� to�provide�additional� bedrooms� (for�example,� through� loft�
con s ble�
overc o

� The�nu useholds�livin unsuitable�homes �the�private�rente
reduce

The�number�of olds n �cou
ease;�

�number�of holds ing�be to�live ed�ho
�increase

�likely ncy�on cial�ho �Priva
Sector�L �

y� est
� the� existing � The � wish � whether

�in�the e �housing.

ss,� given� an fied 85� soc mes� in of� an
� units, � for� additional ial� housing � to� still

6.66

1�bedroom�homes�and�a�further�4,862�2�bedroom�homes�if�all�of�the�identified�needs�are�to�be�
addressed.�

6.67 Th �considerable�need�for�1�and�2�bedroom�housing�is�driven�by�those�households�occupying�small�and�
often�overcrowded�properties�in�the�private�rented�sector.���

or ore.��Much�of�this�housing�requirement�is�to�enable�overcrowded�households�currently�living�in�3�
bedroom�housing�already�within� the�social� rented� sector� to�move� to�housing� that� is� large�enough� to�
accommodate� them.� � Some�overcrowded�households� living� in�3�bed� social� housing�need� to�move� to�
larger�homes

6.69 Providing� larger� dwellings� may� release� 3�bed� stock� as� households� currently� occupying� this� housing�
move�to�larger�homes.��If�all�of�the�large�affordable�housing�identified�was�provided,�then�there�would�
still�be�a�requirement�to�provide�an�

�larger�housing�provision�overcrowded�households�will�continue�to�live�in�the�existing�3�bed�st
o e�households�that�need�3�bed�housing�will�continue�to�place�pressure�on�the�existing

en ing�on�the�configuration�of�the�existing�3�bed�housing�stock,�it�may�be�possible�for�the�Council�
ider� convertin

ver ions).� � This� would� reduce� the� need� for� additional� 4�bed� housing� provision� and� could� ena
r wded�households�to�be�satisfactorily�housed�in�their�current�home.�
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Interme t

There�is�a�surplus�of�6,240�intermediate�homes�over�the�next�5�years.�

� or,�potentially,�could�afford�to�access�the�private�rented�sector�at�market�rents.�

6.72

room�and�4+�bedroom�stock,�however.�

nsider� the� needs� for� intermediate� properties,� there� is� an� identified� need� for� 1,249� 2�
d�need�for�intermediate�

affordable�housing�provision�for�households�that�need�2�bedrooms�or�more,�which�could�potentially�be�
�of�Homebuy�and�intermediate�rent.�

Market�housing�

6.75

6.76 A�large�surplus�of�smaller�market�housing�was�identified.��The�reason�for�this�is�similar�to�the�surplus�of�

6.78 Given�the�clear�need�identified�for�larger�affordable�housing,�it�may�be�appropriate�to�try�and�transfer�

dia e�housing�

6.71 However,� this� is� a� notional� surplus� because� the� ‘surplus’� places� are� filled� by� households� who� would�
either��

� rent�in�the�social�sector�(if�housing�was�available),��

It� is�possible� that� there�could�be�a� large�1�bedroom�stock�surplus� �� if� the�Council�delivers� the�12,685�
additional�social�rented�homes�above,�many�of�these�would�be�allocated�to�households�currently�living�
in�cheap�private� rented�housing.�These�are�properties�with� rents�below� identified�market� rent�which�
are� classified� by� the� model� as� providing� a� supply� for� households� that� would� otherwise� require�
intermediate�affordable�housing.��Hypothetically,�this�would�yield�a�surplus�of�6,240�homes�affordable�
to� households� allocated� to� the� intermediate� sector� –� that� is,� properties� that� would� be� affordable� to�
households�unable�to�afford�market�rent,�but�able�to�afford�more�than�social�rent.��This�surplus�is�only�
in�the�1�bed

6.73 When� we� co
bedroom�homes,�1,090�3�bedroom�homes�and.��Therefore,�there�is�an�identifie

provided�in�the�form

6.74 Furthermore,� there� is�also�potential�demand� for� intermediate�housing� from�those�who�can�afford� to�
rent�but�would�prefer�home�ownership.�

There�is�a�requirement�for332�market�homes�over�the�next�5�years.�

The� need� for� market� housing� is� focussed� on� market� dwellings� with� at� least� 2� bedrooms� –� with� a�
requirement�for�1,847�2�bedroom�homes,�460�3�bedroom�homes�and�334�4�bedroom�homes�identified�
by�the�model.�

smaller�intermediate�housing.��The�market�surplus�will�consist�of�smaller�converted�flats�let�at�market�
rents.��They�will�not�be�truly�affordable�to�some�of�their�tenants.��Nevertheless�tenants�will�be�unable�
to�afford�to�buy�housing.�Also�we�demonstrated�in�chapter�3�the�high�rate�of�turnover�or�churn�in�this�
sector,�where�market� rented�housing�was�being�vacated�either�by�established�households�moving�or�
following�household�dissolutions,�than�is�affordable�to�local�households.�

6.77 Given�the�significant�growth�in�the�private�rented�sector�coupled�with�the�identified�surpluses�of�1�bed�
rented�housing� it�may�not�be�appropriate� to�encourage�the�continued�conversion�of� large�properties�
into� small� units� for� the� rental� market� –� unless� the� quality� of� such� conversions� can� be� clearly�
demonstrated.�

some� of� the� existing� market� housing� through� Existing� Satisfactory� Purchase� to� provide� permanent�
affordable� homes� –� but� this� would� clearly� require� funding� to� be� identified.� � Similarly,� it� may� be�
appropriate�to�target�Homebuy� loans�to�support� larger�families�to�access�market�housing�–�though� it�
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must� be� recognised� that� fewer� households� would� be� supported� than� if� loans� were� supporting� the�
purchase�of�smaller�properties.�

The�Mix�of�New�Housing�
6.79 Figure�1 sing�shortfalls�and�surpluses�across�the�mix�of�housing�types�and�

size B r�
each�ty ing�to�help�determine�an�appropriate�mix�of�new�housing�provision�for�the�borough.���
Figu 1 s�
bed o

Figure�106
5�year�Net t�
2007.��Note:�Fig )�

05� identified�a�range�of�hou
s.� � y�considering�only�the�shortfalls� identified� in�Figure�105�we�can�consider�the�requirement�fo

pe�of�hous
re� 06�shows�the�5�year�net�housing�requirement� for� the�borough� for�all�housing� tenures�acros
ro m�size.��This�gives�an�actual�housing�requirement�of�18,579�(as�opposed�to�6,775).���

�
�Housing�Requirement�by�Housing�Type�and�Size�(�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�Requirement�Assessmen

ures�may�not�sum�due�to�rounding

Type�of�Housing�Housing��
Requirement� Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

914� � � 914�

1�bedroom� � � 2,601� 2,601�

2�bedrooms� 1,847� 1,249� 4,862� 7,958�

3�bedrooms� 460� 1,090� 1,698� 3,248�

4+�bedrooms� 334� � 3,524� 3,858�

Total� 3,555� 2,339� 12,685� 18,579�

�

6.80 Figure�109�converts�these�figures�to�percentages�of�the�total�requirement.��Each�percentage�is�derive
by�dividing�the�whole�numbers�for�each�type�of�housing�in�Figure�106�by�the�total�housing�requirement
(18,579).�Fo

d�
�

r�example:�

�(

Figure�107�

me

[2,601 1�bed�social�housing)�/17,664�(total�housing�requirement)]X�100����=���14.0%�

5�year�Net�Housing�Requirement�by�Housing�Type�and�Size�as�Proportion�of�Total�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�
Require nt�Assessment�2007.��Note:�Figures�may�not�sum�due�to�rounding)�

Type�of�Housing�Housing��
Requirement�

Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

4.9� � � 4.9�

1�bedroom� �� �� 14.0� 14.0�

2�bedrooms� 9.8� 6.7� 25.9� 42.4�

3�bedrooms� 2.5� 5.8� 9.1� 17.4�

4+�bedrooms� 1.9� �� 18.8� 20.7�

Total� 19.0� 12.5� 67.6� 100�

6.81 This�proportionate�distribution�shown�in�Figure�107�highlights�the�substantial�need�identified�for�social�
rented�housing�–�which�accounts�for�67.6%�of�the�overall�requirement,�with�the�remainder�of�provision�
balanced�between�market�and�intermediate�housing�(at�19.0%�and�12.5%�respectively).�
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6.82 Figure� 108� considers� the� size�mix� breakdown� for� each� tenure� independently.� � Each� percentage� is�
derived�by�dividing�the�number�for�each�tenure�type�bedroom�size�in�Figure�106��by�the�total�number�of�

Figure�108
5�year�Net us rce:�ORS�Housing�Market�Model,�Lewisham�Housing�
Requirement

that�individual�tenure.�For�example:�

[2,601�(1�bed�social�housing)/12,685�(total�social�housing�requirement)]X�100�=�20.5%�
�

�
�Ho ing�Requirement�by�Housing�Type�and�Size�as�Proportion�of�Total�(Sou

�Assessment�2007.��Note:�Figures�may�not�sum�due�to�rounding)�

Type�of�Housing�Housing��
Requirement� Market�Housing� Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � � �

Shared�housing�for�25�years�or�
under�

25.7� � � 4.9�

1�bedroom� �� �� 20.5� 14.0�

2�bedrooms� 52.0� 53.4� 38.3� 42.8�

3�bedrooms� 12.9� 46.6� 13.4� 17.5�

4+�bedrooms� 9.4� �� 27.8� 20.8�

Total� 19.0� 12.5� 67.6� 100.0%�

6.83 It� is� apparent� that� the� requirements� for� both� market� and� intermediate� housing� are� similar.� � In� both�
cases,� it� is�apparent�that�the�existing�stock�of�1�bed�housing�will�satisfy�the�projected�requirements�–�
but�there�remains�a�substantial�requirement�for�additional�2�bed�stock�(which�accounts�for�over�half�of�
the�total�in�both�tenures).�

housing,�it�is�important�to�recognise�that�the�need�for�larger�
4�bed+� social� housing� represents� 3,524� households� over� the� 5�year� period� –� Furthermore,� it� is�

� recognise� that�providing� larger� social� rented� units�will� often�enable� the� needs�of�more�
than�one�household�to�be�satisfied�if�transfer�applicants�are�prioritised�and�the�vacancies�they�create�

(P

6.85 net�12,685�dwellings�should�be�provided�over�the�5�year�period�equivalent�to�2,537�per�
annum�to�sustain�the�existing�supply/�demand�imbalance.�

6.86

6.87 f�t

ing�Requirement�

� t

6.84 When�we�consider�the�mix�of�social�rented�

important� to

are�allocated�effectively.�

PPS3� lanning�Policy�Statement�3)�

In�Lewisham�a�

Mix�of�Market�Housing�

With� respect� to� the� provision� of� market� housing,� the� model� suggests� that� there� is� sufficient� 1�bed�
housing� across� the� borough� to� meet� the� projected� housing� demand� –� although� there� may� be� issues�
about�the�quality�of�some�of�this�existing�stock.�

O he�requirement�for�additional�market�housing�identified�by�the�model,�52.0%�is�for�properties�with�
2�bedrooms.��Family�housing�accounts�for�remaining�22%�of�provision�(12.9%�with�three�bedrooms�and�
9.4%�with�four�or�more�bedrooms).�

Affordable�Hous

6.88 In erms� of� the� requirements� of� PPS3,� the� evidence� shows� the� proportion� of� affordable� housing� to�
represent� over� 80%� of� the� overall� housing� delivery.� � In� this� context,� the� level� of� affordable� housing�
delivery�need�not�be�constrained�due�to�lack�of�need�for�such�housing�but�instead�will�be�informed�by�
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the�viability�of�delivery.��A�target�of�50%�affordable�housing�is�clearly�justified,�and�given�that�this�would�
not� satisfy� the� identified� needs� it� is� clear� that� it� is� also� important� to� maximise� affordable� housing�
delivery�through�other�mechanisms.�

e

Figur
5�yea
Requ

Mix�of�Affordable�Housing�

6.89 Th � following� table� shows� the� identified� mix� of� affordable� housing,� based� on� the� shortfalls�
demonstrated�in�Figure�103�across�the�social�and�intermediate�affordable�housing�sectors.�

e�109�
r�Net�Housing�Requirement�by�Housing�Type�and�Size�as�Proportion�of�Total�(Source:�ORS�Housing�Market�Model,�Lewisham�Housing�
irement�Assessment�2007.��Note:�Figures�may�not�sum�due�to�rounding)�

Type�of�Affordable�Housing�Housing��
Requirement�

Intermediate�Housing� Social�Rented�Housing�

Total�

5�year�Net�Requirement� � � �

1�bedroom� �� 17.3� 17.3�

2�bedrooms� 8.3� 32.4� 40.7�

3�bedrooms� 7.3� 11.3� 18.6�

4+�bedrooms� �� 23.5� 23.5�

Total� 15.6� 84.4� 100�

6.90 It�is�apparent �rented ng�accounts �84.4%�of�the �housing t�
with� inter fordable� sing� representing 15.6%.� � The� Lon � is� current king� for�
70%�of�all�afford housing �social�rent�w e�30%�balance �for�intermed using�–�
so�these�figures�show�that�Lewisham�has�a�proportionately�higher�need�for�social�rented�housing�than�
required�across�the�region�as�a�whole.�

6.91

�via� the� transfer�system,� it�will�be� important� for� the�authority� to�
maximise�the�delivery�of�larger�affordable�housing.��Some�of�the�need�for�new�affordable�housing�with�

� properties� to� provide�
� bedrooms� (where� property� design� could� allow� this)� –� but� this� in� turn� would� increase� the�

6.92 In� this xt,� it�may�be�appropriate� to�adopt �4�bed+�affordable�housing� that �higher�
tha �shown�above. �this �deci �the�provision�of�this�

e�delivery�of�some�of�the�requirement�for�smaller�home also�identified�–�bu �this�could�
ntext� of oritising� the� delivery� of� affordable� housing� that� enable milies� to�

remain�in�the�ar d�provide�long�term�sustainability�for�local�communities.�

Housing�N mpare �2003�Housing�Needs�Survey�
6.93 In� line�with� the� ing�guida of� the� time,� th 03�Housing�Nee y� featured� lculation�

only� for� those� in�housing�need�and�did�not�explore� the�requirement�across�all�housing� tenures.� �This�

6.94 holds�
in�Lewisham�over�the�next�five�years.�The�affordable�housing�requirement�is�taken�as�the�sum�of�social�
rented� and� intermediate� housing� requirements.� The� equivalent� result� from� the� 2003� housing� needs�

�that�social �housi �for�just �affordable �requiremen
mediate� af hou � don� Plan ly� see

able� �to�be ith�th �being iate�ho

Given�the�number�of�large�affordable�homes�required�and�the�advantages�of�being�able�to�resolve�the�
needs�of�more�than�one�households

four� or� more� bedrooms� could� be� provided� by� extending� existing� three�bed
additional
need�for�three�bed�housing�to�replace�those�homes�that�are�converted.�

�conte
n�the�23.5%

�targets� for �are
��Of�course, �requires�a�policy sion�to�prioritise

housing�over�th s� t
be� justified� in� the� co

ea�an
� pri s� fa

eed�Co d�to

exist nce� e�20 ds�Surve a�ca

means� that� a� direct� comparison� of� the� results� can� only� be� made� for� the� need� for� social� and�
intermediate�housing.�

The�current�study�identifies�that�the�gross�requirement�for�affordable�housing�is�for�39,191�house
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survey� indicated� that� 37,933� households� would� require� affordable� housing� between� 2003� and� 2008.��
The�gross� requirement�does�not� take�account�of�matching� the�supply�of�affordable�housing�over� the�
same� period.� � However,� the� net� re

�

quirement� for� affordable� housing� in� the� current� study� is� for� an�
additional� 6,051� homes� over� the� next� 5� years.� � That� is� 9,758� social� homes� less� the� surplus� of� 3,706�

able�homes�over�
�years.���

�
guidance�focused�exclusively�on�the�supply�coming�forward�from�re�lets�within�the�social�rented�sector�
–�b �recognises�that�the�private �plays�a�role�in�accommodati ed,�and�

�research�questions�identified�is:�

�rented�se �used�to�accommodate�need?�(Table� �Page�15)�

6.96 Of�course,�households�able�to �market�rents �not�be�considered�to�be�in�housing �–�but�
given� that� t� rent� threshold� is� set� at� t west� quartile� private� rent,� a� quart f� private�
rented� pro ll� have� rents� below� the� mark � rent� threshold� those� with� ren ithin� the�
lowest� quartile). en� the� significant� growth� in � private� rented or� in� Lewisha � recent�
years,�the�sector�has�become�increasingly�important�in�accommodating�both�market�housing�demand�

d

Allo

6.97

e�recent�completion�rate�in�Lewisham�has�been�lower�than�that�required�for�
either�the�2004�London�Plan�allocations�or�the�higher�2006�revised�London�Plan�allocations.���

6.98 However,�subject�to�earlier�remarks�about�the�short�term�effects�of�the�credit�crunch,�completion�rates�
e

irement�of� the� revised�London�Plan.� � It�
jected�completions�include�vacant�properties�brought�back�into�use�and�newly�

created�non�self�contained�dwellings.�

Alloc
brou

intermediate�housing�homes.��This�compares�with�a�net�requirement�of�13,950�afford
five

6.95 Much�of�this�difference�is�due�to�changes�in�guidance�in�the�intervening�period.� � In�2003,�the�current

ut�new�guidance �rented�sector ng�ne
one�of�the�key

How�is�the�private ctor 2.1,

�afford �would �need
the� marke he� lo er� o
perties� wi et (i.e.� ts� w

� � Giv � the � sect m� over

an �also�households� in�housing�need� who�are�unable� to� access� social� housing.� Chapter� 3� contains� a�
more�detailed�explanation�of�the�supply�and�demand�dynamic�of�the�private�rented�sector�to�support�
this�conclusion.��

Understanding�Housing�Supply�

cations�and�Housing�Trajectory�

Figure�110�shows�recent�housing�completions�in�Lewisham�compare�with�the�targets�which�are�set�out�
within�the�London�Plan.��Th

ar �expected�to�rise�in�the�future�to�863�dwelling�per�annum�until�2009/2010�and�1,050�dwellings�per�
annum� from�2010/2011�onwards�which�would�meet� the� requ
should�be�noted�that�pro

Figure�110�
ations�and�Completions�(Source:�Lewisham�Local�Development�Plan�Annual�Monitoring�Report�2005/06.�Note:�Completions�include�vacancies�
ght�back�into�use�and�newly�created�non�self�contained�dwellings)�

Allocation� Annual�Average�

2004�London�Plan�target� 870�

2006�Revised�London�Plan�target� 975�

Completions�2002�2007� 795�

Planned�completions�2007�2012� 1,279�

Planned�completions�2012�2017� 2,230�

�
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6.99

�existing�dwelling�into�flats,�any�vacancies�brought�back�into�use,�
any�newly�created�non�self�contained�dwellings�and�all�newly�built�affordable�housing.��

Figure�111�
d

Figure�111�shows�the�actual�number�of�completed�dwellings�and�also�the�predicted�housing�trajectory�
for�Lewisham,�as�published�in�the�Annual�Monitoring�Report�2007.��This�includes�all�newly�built�private�
sector�properties,�any�conversions�of

Actual�an �Predicted�Housing�Trajectory�(Source:�Lewisham�Annual�Monitoring�Report�2006/7)�

�

e�112�
al�and�Projected�Housing�Trajectory�(Source:�Lewisham�Annual�Monitorin

Figur
Actu g�Report�2006/7)�

Actual�Completions� Projected�Completions�Local thority��Au

2002/03� 2003/04� 2004/05� 2005/06� 2006/07�
2002�07�

Total� 2007�12� 2012�17�

New�Dwellings� 722� 778� 503� 967� 628� 3.598� 5,805� 10,558�

Non�Self�Contained� �� �� �� �� �� �� 225� 225�

Vacant�Properties� �� 78� 68� 231� �� 377� 365� 365�

Total� 722� 856� 571� 1,198� 628� 3,975� 6,395� 11,148�

6.100 �previously

Affo

6.101 Figure�113�shows�the�number�of�new�RSL�rented�properties�which�were�completed�in�each�year�from�
�but�this�dropped�

r�of�completions�during�
e�

Figur
Actu

As �noted,�(Figure�103)�the�Housing�Market�Model�identified�a�need�for�a�provision�of�1,355�
properties�per�annum�within�Lewisham�on�the�basis�of�current�household�flows.��This�is�the�5�year�total�
of�6,777�divided�by�5.��

rdable�Housing�

2001/02�to�2005/06.��Lewisham�had�a�relatively�high�level�of�completions�in�2004/05,
to�close�to�the�five�year�average�in�2005/06,�and�2006/07�had�the�lowest�numbe
th 5�year�period.�

e�113�
al�New�RSL�Dwellings�2002/03�–�2006/07�(Source:�Local�Authority�Housing�Strategy�Statistical�Appendix�(HIP)�Data)�

Actual�Completions�Tenure�

2002/03� 2003/04� 2004/05� 2005/06� 2006/07�
Annual�Average�

Rented�Dwellings� 172� 193� 424� 323� 243� 271�

Shared�Ownership�� 100� 174� 84� 11� 16� 77�

Affordable�Housing�Total� 272� 367� 508� 334� 259� 348�
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Total�Housing�Delivery� 722� 856� 571� 1,198� 628� 795�

Affordable�Housing�%� 38%� 43%� 89%� 28%� 41%� 44%�

�

�

�

�

Su

Ne

� ds�so�at�the�time�they�moved,�
they�were�forming�a�new�household.��Most�of�these�(81.8%)�of�emerging�households�in�Lewisham�are�moving�into�
th

Th

�

�

d�for�intermediate�housing�from�those�who�can�afford�to�rent�but�would�prefer�home�ownership).�

� These�net�requirements�mask�important�differences�in�dwelling�size�requirements.�

�has�created�a�very�large�one�bedroom�private�rented�sector.��This�
has�mostly�been�created�from�conversion�of�family�homes�into�flats.��

�housing�and�intermediate�affordable�housing�with�at�least�two�bedrooms�and�
so

�

� elling�completion� rate� in� Lewisham�has�been� lower� than� that� required� for�either� the�2004�London�
Plan�allocations�or�the�higher�2006�revised�London�Plan�allocations.��However,�completion�rates�had�been�expected�
to

mmary�of�Key�Points�

� arly�one�in�every�six�households�(15.5%)�has�moved�within�the�last�12�months�and�a�further�11.2%�have�moved�
within�the�last�two�years�in�Lewisham.�The�most�significant�turnover�was�in�the�private�rented�sector�where�36.4%�
of�all�tenants�have�lived�at�their�current�address�for�less�than�a�year.�

A�total�of�4,489�households�were� identified�as�previously� living�with�family�or�frien

e�private�rented�sector.�

� ere�is�a�large�net�migration�of�small�and�single�person�households�into�Lewisham�that�is�mostly�finding�housing�in�
the�private�rented�sector�

Lewisham�is�an�area�where�there�is�strong�movement�between�the�private�and�social�rented�sectors.�637�(5.3%)�of�
the�new�households�in�the�private�rented�sector�came�from�affordable�housing�and�households�previously�in�private�
rent�accounted�for�17.3%�(326)�new�households�in�the�affordable�housing�sector.��

In� Lewisham�a�net�6,777�dwellings� should�be�provided�over� the�5�year�period�equivalent� to�1,345�per�annum�to�
sustain� the� existing� supply/� demand� imbalance.� � � Within� this� total� there� is� a� requirement� for� a� net� 332� market�
houses�and�12,685�social�rented�houses.��There�is�a�surplus�of�6,240�intermediate�dwellings�(although�there�may�be�
additional�deman

� The�growth�in�the�buy�to�let�market�in�Lewisham

� Lewisham�requires�additional�market
cial�rented�dwellings�of�all�sizes.�

A� net� shortfall� of� two� and� three� bedroom� intermediate� dwellings� would� be� usefully� provided� in� the� form� of�
Homebuy�and�intermediate�rent.�

The� recent�dw

�rise� in�the�future�to�863�dwelling�per�annum�until�2009/2010�and�1,050�dwellings�per�annum�from�2010/2011�
onwards,�which�would�meet�the�requirement�of�the�revised�London�Plan�–�though�it�is�unclear�if�this�will�be�actually�
be�achieved�in�the�light�of�the�current�economic�climate.�



Chapter�7: Understanding�Specific�Sub�group��
using�Requirements��Ho

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

7.2 The�sub�groups�of�the�population�considered�by�the�study�included:�

� Black�and�Minority�Ethnic�(BME)�groups;�
� Gypsies�and�Travellers��
� Older�People;�and�
� Vulnerable�groups�with�Supported�Housing�and�health�needs.�

7.3 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�

BM s�

nsus classified� � groups� on� the� � of� sixteen� categories� which � standardised�
across�all�UK�government�sources�(Figure�114).� �This�classification� is�also�used�by�the�Commission�for�
Racial� Equality� and� many� other� organisations� interested� in� analysing� information� about� BME�

7.5

nd�some�information�sources�do�not�provide�any�details�beyond�these�
�(though�White�British�and�White�Non�British�are�sometimes�reported�independently).�

Figure�114�
o

E�Household

7.4 The� 2001� Ce � ethnic basis � are

communities.�

These� sixteen� categories� can� be� grouped� together� into� five� aggregate� groups� –� these� being� White,�
Mixed,�Black,�Asian�and�Other�–�a
broad�groupings

Ethnic�Gr up�Classification�(Source:�UK�Census�of�Population�2001)�

White� Mixed�� Asian�or�� Black�or�� Chinese�or��
Background� Asian�British� Black�British� Other�Ethnic�Group�

British� White�and�� Indian� Black�Caribbean� Chinese�
Black�Caribbean�

Irish� White�and�� Pakistani� Black�African� Any�Other�Ethnic�
Black�African� Background�

Any�Other te��Whi White�and�Asian� Bangladeshi� Any�Other�Black� �
Background� Background�

� Any �Mixed��Other Any�Other�Asian� � �
Background� Background�

� �
�
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7.6 At�the�time�of�the�2001�Census,�BME ouseholds�in�Lewisham�made�up�39%�of�the�total�households.��
This�included�9.5%�of�households�who�were�White,�but�not�White�British,�and�a�further�29.5%�defined�
as�Non�White�households���

7. �survey�indicated�that�BME�households�had�risen�to�49.4%�of�all�households,�with�
11.4%� being� White,� but� not� White� British� and� 38%� being� Non�White.� � The� growth� in� the� BME�
households

Figure�1
Et cit
Po at

�h

7 The�2007�household

�has�occurred�across�all�ethnic�groups�in�Lewisham.�

15� Figure�116�
hni y�of�Household�Respondent�2001�(Source:�UK�Census�of�
pul ion�2001)�

Ethnicity�of�Household�Respondent�2007�(Source:�Lewisham�
Household�Survey�2007)�

�

7. W file� of� the� BME�
population
a pparent� that� the�
ethnic�minority�population� is�generally�younger�
w

8 hen� we� consider� the� age� pro Figure�117
Age�Profile�for�BME�Population�in�Lewisham�Compared�with�

� in�relation�to�that�of�the�population�
s�a�whole� (Figure�117),� it� is� a

Overall�Population�(Source:�UK�Census�of�Population�2001)�

ith�fewer�people�aged�45�years�or�older.�
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Current�Housing�Conditions�

7.9 The�tenure�of�house
renting�rates�are�much�higher�for�those�in�the�Other�White�
and�Black�Caribbean�groups�are�more�likely�to�be�found�in�the

Figure�118�
Tenure�by�Ethnic�Group�(Source:�Lewisham�Household�Survey�2007)�

holds�varies�considerably�across�ethnic�groups� in�Lewisham�(Figure�118).� �Private�
and�Asian�ethnic�groups,�while�the�Mixed�
�social�rented�sector.��

�
7.10 Figure� 119� indicates� that� BME� groups� are� less� likely� to� be� occupying� detached� or� semi�detached�

� Other� White� and� Mixed� groups� occupy� parts� of�

Dwelling�Type�by�Ethnic�Group�(Source:�Lewisham�Household�Survey�2007)�

dwellings� in� Lewisham.� � Instead,� over� a� third� of� the
converted�dwellings.���

Figure�119�
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Health

ering� from� more� ill�
health� may� require� greater� care� in� residential�

7.12 The�respondents�to�the�household�survey�were�
olds.��

tion� was� designed� to� discover� if� the�
�
�
�
�
�
�

7. households
problem�as�White�British�households.��However,�the
be�a�product�of�its�relative�youthfulness.�

Housing�Needs�

7.14 Figure�121�indicates�households�which�had�at� ast�one�room�too�few�for�the�needs�of� its�occupants.��
ican olds�were�overcrowded.��It�is�noteworthy�
pyi e�

7.15 re�also�mo
with�their�dwellings.��As�many�as�a�third�of�all�Mixed
with�their�dwelling.�

Figure�121�
Percentage�of�Overcrowded�Households�by�Ethnic�Group��
(Source:�Lewisham�Household�Survey�2007)�

7.11 An� important� household� characteristic� which�
may�have�an�impact�on�housing�needs�is�health.��
A� population� which� is� suff

Figure�120
Percentage�of�Households�with�Health�Problems�by�Ethnic�Group�
(Source:�Lewisham�Household�Survey�2007)�

homes,� or� special� provision� of� housing� to� help�
them�cope�with�their�illness.���

asked�about�health� issues� for� their�househ
The� ques
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.�

13 Figure�120�indicates�that�only�Black�Caribbean� �are�as�likely�to�have�a�member�with�a�health�
�relatively�good�health�of�the�BME�population�may�

le
The�results�indicate�that�over�20%�of�all�Black�Afr
that� all� BME�groups�were�more� likely� to�be�occu
British�households.��

,�househ
ng�overcrowded�accommodation� than� the�Whit

Figure�122�shows�that�BME�households�we re�likely�to�report�that�they�had�serious�problems�
�households�reported�at�least�one�serious�problem�
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�

Page�122�
�

0% 5% 10% 15% 20% 25%

White�British

Other�White

Mixed

Asian

��Caribbean

��African

��Other

�

Figure

Ethni
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Percentage�of�Households�with�Serious�Problems�with�Dwelling�by�
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�

7.16 When�looking�at�households�who�are�unsuitably�
housed� (Figure� 124),� nearly� half� of� all� Black�

Gypsies�and�Travellers�

7.21 The�best�quantitative�information�available�on�the�Gypsy�and�Traveller�communities�derives�from�a�bi�
annual�survey�of�Gypsy�and�Traveller�caravans�which�is�conducted�by�each�local�authority�in�England.���

7.22 Figure�125�shows�a�historical�perspective�on�the�number�of�Gypsy�and�Traveller�caravans�in�Lewisham�
since�2001.��Lewisham�contains�one�authorised�site�at�Thurston�Road�which�has�room�for�17�caravans�

�

Figure�124
Percentage�of�Unsuitably�Housed�Households�by�Ethnic�Group��
(Source:�Lewisham�Household�Survey�2007)�

African� households� fall� into� this� category.� � All�
BME�groups�are�more� likely�to�be� in�unsuitable�
housing�than�White�British�households.�

White�British
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Other�White
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��Caribbean

��African

��Other

Figure�124�
Homeless�and�in�Priority�Need�by�Ethnic�Group�Q1�2003�Q1�2007�
(Source:�P1E�Returns�to�CLG)�

Homelessness�

7.17 Figure� 124� identifies� that� there� is� an� ethnic�
minority� dimension� to� homelessness�
acceptances�across�Lewisham.�

7.18 Of� all� households� accepted� as� being� homeless�
and� in� priority� need� in� the� period� 2003�07,�
around� 61.0%� were� from� the� Non�Whites�
population,� which� is� much� higher� with� their�
share�of�the�total�population,�but�relates�to�the�
higher� than� average� figures� for� living� in�
unsuitable� housing� .� � 48.3%� of� all� acceptances�
were� for� people� of� Black� African� or� Caribbean�
origin� while� only� 1.2%� were� of� South� Asian�
origin,� which� is� much� lower� than� their�

Ethnic�Group� Homelessness�
Cases�

White� 1,503�

African,�Caribbean� 2,564�

Indian,�Pakistani,�Bangladeshi� 65�population�share.���
Other�ethnic�group� 605�

Ethnic�origin�unknown� 567�

Total� 5,304�

7.19 Local�authorities�are�required�to�undertake�accommodation�needs�surveys� for�Gypsies�and�Travellers�
under�the�terms�of�the�Housing�Act�2004,�and�the�local�authorities�of�London�have�recently�undertaken�
a� joint� Gypsy� and� Traveller� Accommodation� Needs� Assessment.� This� study� identified� 5� Gypsies� or�
Traveller� families� on� residential� sites� and� 70� in� bricks� and� mortar� housing� in� Lewisham,� and� gives� a�
minimum� requirement� for� 2007�2012� of� an� additional� 4� residential� pitches� and� 12� houses.� In� this�
context,�this�section�summarises�the�general�context�relating�to�the�Gypsy�and�Traveller�communities�in�
Lewisham,�but�should�not�be�seen�as�a�comprehensive�assessment�of�their�needs.�

Local�Context�

7.20 A�major�omission� from�the�2001�Census�was� that� it�did�not� record�Gypsies�and�Travellers�as�being�a�
separate�ethnic�group�despite�Roma�Gypsies�being�recognised�as�a�separate�ethnic�group�by�the�Race�
Relation�Act�(RRA)�1976�and�Travellers�of�Irish�Heritage�being�recognised�as�a�separate�ethnic�group�by�
the�2000�amendment�to�the�RRA.�
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Figure�125�
Gypsy�Caravan�Count�for�Lewisham�January�2001�–�January�2007�(Source:�CLG�Bi�annual�Local�Authority�Caravan�Count)�

�

Gypsies �

7.23 l�for�analysing�the�long�term�trends�in�the�Gypsy�and�
wever,� it� does� inevitably� exclude� any� Gypsies� and�
llings.�

7.24 This�is�an�important�omission�because�there�are�estimated�to�be�twice�as�many�Gypsies�and�Travellers�

er� Needs� Assessments� from� October� 2007�
� assessments� should� include� the� needs� of� Gypsies� and� Travellers� living� in� bricks� and�

ng�as�well�as�those�who�reside�on�caravan�sites.�

7.26 gh iews which

� are� likely� to� reflect� the� true� size� of� the� Gypsy� and� Traveller�
lation�it�is�difficult�to�conduct�any�detailed�a �such�a�small�sample.�It�should�also�be�noted�

�the�e and�
�

Housing�Requirements�of�Older�People
7.27 For�the�purposes�of�this�section�we�will�define� �60�

years.� � The� population� of� the� Lewisham� is� noticea as� a�
whole.� � Some�questions�within� the�Household� �
and�under�these�circumstances�we�will�only�use over.��
For�other�questions�the�households�as�a�whole� under�
these�circumstances�we�will�use�the�categorisation

�and�Travellers�Living�in�Bricks�&�Mortar�Housing

The�CLG�backed�caravan�count�is�a�very�useful�too
Traveller� population� who� reside� on� sites.� � Ho
Travellers�who�are�housed�in�more�traditional�dwe

living�in�socially�rented�accommodation�as�there�are�in�caravans�(United�Kingdom�National�Report�2004�
for� the�European�Observatory�on�Homelessness:�Statistical�Update).� � It� is�also�an� important�omission�
because� the� new� CLG� guidance� on� Gypsy� and� Travell
identifies� that
mortar�housi

7.25 The� household� survey� featured� six� interviews� with� respondents� who� identified� themselves� as� being�
Gypsies�or�Travellers�who�were�now�living� in�bricks�and�mortar�housing�and�another�two�households�
where�the�respondent�was�not�a�Gypsy�or�Traveller,�but�another�member�of�the�household�was.�

Ei t� interviews� represent� a� small� sample� comprising�0.5%�of� all� of� the� interv � � equates� to�
around�500�households,�but�are�drawn�from�a�random�sample�of�households�and�therefore�are�likely�to�
be� representative� of� the� Gypsy� and� Traveller� population� in� bricks� and� mortar� accommodation.��
However,� while� the� eight� interviews
popu
that�this�figure� is�substantially�higher�than

nalysis�of
stimate�reported�in�the�London�Boroughs’�Gypsy�

Traveller�Needs�Study,�which�suggests�the�actual need�is�much�greater�than�first�thought.�

�

an�older�person�as�someone�who�is�over�the�age�of
bly� younger� than� that� of� England� and� Wales�

Survey�were�only�directly� relevant� to� the� respondent,
� the�results� from�respondents�aged�60�years�or�

are�the�most�relevant�source�of�information�and�
�outlined�below:�

� �
�
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� 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�

use
0�y
�is�

7.28 o in d .9 seholds�in�Lewisham�were�all�older�and�another�5.5%�
� least� one� older� member� of� the� household� alongside� younger� members.� � 20.4%� of� all�

respondents�to�the�survey�were�aged�over�60�years.��

Current�Housing�Circumstances�

7.29 � significant� differences� between� older� and� non�older�
nure� (Figure� 126).� � Over� 40%� of� older� households� own� their� home�

outright.��Households�with�no�older�members�are�more�likely�to�be�buying�their�own�home,�or�renting�
�th r e

Figur
Tenure

� Some�older:�At�least�one�person�in�the�ho
member�of�the�household�is�aged�under�5

� None�older:�No�member�of�the�household

The�Househ ld�Survey� dicate �that�17 %�of�hou
contained� at

hold�is�aged�60�years�or�over,�but�at�least�one�
ears�
aged�over�60�years�

The� Household� Survey� indicated that� there� are�
households� in� their� housing� te

in e�p ivat �sector.�

e�126�
�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

�
7.30 It�is�particularly�worth�noting�the�proportion�of�older�households�that�live�in�the� l�rent tor�–�

�person�households�in�the�borough.�

e

Figure
Satis

socia ed�sec
which�accounts�for�44%�of�all�older

7.31 Th � majority� of� residents� of� Lewisham� 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�127).�

�127�
faction�with�Current�Home�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

�

Health�Problems�

7.32 The�Household�Survey�indicated�that�60%�of�all�older�households�and�nearly�57%�of�households�which�
contain�some�older�members�have�at�least�one�member�suffering�from�a�self�reported�health�problem�
(Figure�128).��This�compares�with�19%�of�households�which�have�no�older�members.��

� �
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7.33 Figure�128�shows�how�these�health�problems�impact�on�the�housing�needs�of�the�household.��20%�of�
eholds�with�all�older�and�18%�of�households�with�some�older�members�have�their�housing�needs�

ll�older�households�
hous
affected�by�the�health�problems�of�at�least�one�member�of�their�household.��8%�of�a
and�10%�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�3,000�homes�across�Lewisham�
which�do�not�currently�meet�the�housing�needs�of�an�older�member�of�the�household�due�to�identified�
health�problems.�

Figure�128�
Health�Problems�and�Housing�Need�in�Household�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

�

Figure�129�shows�that�of�the�households�who�felt�that�their current�home�did�not�satisfactorily�meet�
housing�needs�due�to�health�problems,�around�58%�of�all

7.34 �
�older�and�50%�of�some�older�households�felt�

a

7.35

still� amounted� to� around� 200�

Figur
Need
(Source:�Lewisham�Household�Survey�2007)�

th t�their�current�home�could�be�adapted�to�meet�their�needs.� �However,�around�5%�of�all�older�and�
15%�of�some�older�households�felt�that�they�would�need�to�move�to�another�home,�which�was�more�
suitable�for�their�needs.�

Therefore,� the� majority� of� those� households� containing� older� persons� where� their� home� was� not�
meeting�their�housing�needs�due�to�a�health�problem�did�not�need�to�move�to�another�home.��Only�a�
relatively� small� number� of� households� did� need� to� move,� but� these�
households�across�Lewisham.�

e�129�
s�of�those�Experiencing�Difficulties�by�all�Households�Whose�Home�did�not�Satisfactorily�Meet�the�Health�Needs�of�its�Members��

�
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�

Househ s

7.36 The�Ho �of�all�older�persons�and�24%�of�households�
with er�than�the�44%�with�no�older�

Figur
Wan

old �Wanting�to�Move�

usehold�Survey� indicated� that�17%�of�households
�some�older�persons�felt�that�they�would�like�to�move.� �This� is� low

persons�who�wanted�to�move�(Figure�130).�

e�130�
t�to�Move�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

�

reasons�given� for�wanting� to�move�were�very�different� for� those�households�with�older�persons�
igure�131).��The�former�were�much�more�likely�to�want�to�

7.37 The�
compared�to�those�with�no�older�persons�(F
move�because� their� current�home�was� too� large�or�unsuitable� for� their� needs.� � Those�with�no�older�
persons�were�much�more�likely�to�want�to�move�because�their�current�home�was�too�small�or�because�
they�wanted�a�better�house�or�quality�of�life.��

Figure�131�
Reasons�for�Wanting�to�Move�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

�
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7.38 Figure�132�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.��

�132�
any�or�Too�Few�Rooms�by�Age�Group�(Source:�Lewisham�Household�Survey�2007)�

Figure
Too�M

�
7.39 Respondents�who�were�aged�over�60�years�were�asked�about�types�of�accommodation�they�were�likely�

to�consider�moving�to� in�the�future.� �Figure�133�shows�that�nearly�30%�of�all�household�respondents�
aged� over� 60� years� felt� that� it� was� likely� they� would� consider� moving� to� a� bungalow� in� the� future.
Around�20%�were�also� likely� to�consider� sheltered�housing�or�a� flat� in�a�Council/Housing�Association

��

Figure
Likeli

�
block�for�older�people.�

�133�
hood�of�Considering�Types�of�Accommodation�as�they�Became�Older�for�Respondents�Aged�60+�(Source:�Lewisham�Household�Survey�2007)�

�
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People�with�Support�Needs�

�Survey�were�asked�about�health� issues� for� their�households.� �The�

tal�37,850�people�living�in�Lewisham�were�reported�as�having�health�problems.��This�is�around�15%�
� with� health� issues� resided� in� the� same� household.��

Figur
Nature�of�Health�Problems�Experienced�(Source:�Lewisham�Household�Survey�2007)�

7.40 The�respondents� to� the�Household
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.�

7.41 In�to
of� the� total� population.� � Some� of� the� individuals
Therefore,� in� total� 32,750� households� contained� at� least� one� member� with� a� health� problem.� � This�
represents�around�29%�of�all�households�in�Lewisham.���

7.42 The� main� problems� identified� were� walking� and� mobility� problems� and� difficulties� due� to� old� age�
(Figure�134)�

7.43 The�following�table�forms�3�logical�groups:��

� Mobility,�physical�and�sensory��

� Mental�health�and�learning�disabilities�

� LLTI�–�e.g.�diabetics�respiratory�etc�

e�134�

�
7.44 Figure� 135� shows� that� over� 50%� of� households� renting� from� the� Council� and� 45%� renting� from� a�

Housing�Association�contain�at� least�one�person�who�has�a�health�problem.� �Over�40%�of�households�
which� 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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�

�135�
eholds�with�1+�Members�Experiencing�Health�Problems�by�Tenure�(Source:�Lewisham�Household�Survey�2007)�

Figure
Hous

�

Care�and�Support�Needs�

Figure�136�shows� that�of� the�household�members�with�a�health�problem,�73%�were�able� to�care� for�
themselves�and�the�remaining�27%�(10,300)�needed�some�form�of�care�or�support.��Figure�137�shows�
that,� 84%�of� those�persons�with� ca

7.45

re�or� support�needs� already�had� them�met.� � This� still� leaves�16%�
�with�some�form�of�care�or�support�need�unmet.�(1,600)

Figure�136�
Care�Needs�of�Households�with�1+�Members�Experiencing��
Health�Problems�(Source:�Lewisham�Household�Survey�2007)�

�

Figure�137�
Support�Needs�of�Households�with�1+�Members�Experiencing�
Health�Problems�(Source:�Lewisham�Household�Survey�2007)�

7.46 Of� the� 29%� of� households� which� contained� someone� who� had� a� health� problem,� 31%� felt� that� this�
affected�their�housing�requirements.��It�is�also�noteworthy�that�13%�of�households�containing�someone�
with�a�health�problem�felt�that�their�housing�had�either�caused�the�problem,�or�made�it�worse.�

7.47 Of�those�who�do�require�special�housing�requirements,�38%�felt�that�their�requirements�were�already�
met� by� their� current� home,� which� implies� that� 62%� of� households� felt� that� their� homes� were� not�
currently�adequately�adjusted�to�the�health�problems�of�household�members.��This�represents�around�
3.3%�(3,800)�of�all�households�in�Lewisham.�
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�

Housi �Problems�and�Required�Adaptations�

Taking� the� 3.3%� of� households� who� felt� that�
their� house� was� not� adequate� to� meet� the�
needs� generated� by� the

ng

7.48

� health� problem� of�

�who�stated�that�their�current�
�

needs� due� to� health� problems,� 49%� thought�
that pted� to�
mee t d�
need �
suitable� for� their� needs.� � Of� households� who�

�t

to� achieve� in� practice� except� for� major�
adaptations� for� example� to� wheelchair�
standard.� � This� because� most� adaptations� are�
individually� assessed� and� are� highly� specific� to�
the�individual.�

� �

Figure�140
Activities�that�are�Difficult�for�Household�Members�with�Health�
Problems�where�the�Layout�of�the�Current�Home�didn’t�meet�their�
Health�Needs�(Source:�Lewisham�Household�Survey�2007)�

persons,�Figure�140 shows� the�major�problems�
identified.� � These� were� climbing� stairs,� general�
mobility� and� bathing� and� showering.� � All� of�
which� can� be� linked� to� issues� associated� with�
mobility�and�old�age.�

7.49 Figure�140�shows�options�for�adaptations.��From�
those�households
home� does� not� satisfactorily� meet� housing

�
Figure�140�
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:�Lewisham�Household�Survey�
2007)�

� their� current� home� could� be� ada
t� heir� needs;� 14%� felt� that� they� woul
�to�move�to�another�home�which�was�more

lived� in� homes� where� there� could� be� physical�
adaptations,� the� majority� would� like� to� see�
handrails�and�bathroom�adaptations�fitted.��

7.50 Many� properties� in� Lewisham� already� have�
adaptations�fitted�in�them.��In�particular,�11%�of�
properties�are�set�up�for�single�floor� living,�and�
6.5%� have� hand/grab� rails� fitted.� � In� total�
around�19%�of�all�properties� in�Lewisham�have�
adaptations� fitted.� � This� amounts� to� around�
21,000�properties.��

7.51 There�is�a�mismatch�between�those�with�health�
problems,� who� need� adapted� properties� and�
those� people� actually� living� in� adapted�
properties.� � Around� 40%� of� all� adapted�
properties�are�currently�occupied�by�households�
with�no�occupant�with�a�health�problem.��It�may�

Current�
home�could�
be�adapted

48.6%

Current�
home�

unsuitable�
for�adaption

13.9%

Physical�
adaptions�
would�not�
resolve�the�

needs
37.6%

Figure�140�
Nature�of�Adaptations�Required�for�Households�with�1+�Persons�
with�Health�Problems�and�Where�Their�Current�Home�Required�at�
Least�One�Adaptation�(Source:�Lewisham�Household�Survey�2007)�
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Bathroom
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ation
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Kitchen

adaptations

be hat�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�
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Bathroom
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7.52 Cost�of�adaptations�was�an�issue�for�some�households�who�needed�adaptations�to�their�home.��38%�felt�
that�they�were�responsible�for�adaptations�but�that�they�could�not�afford�them.��This�equates�to�around�

�

600�households�across�the�Borough.�

�

Summary�of�Key�Points�

BME�Households��

� There�has�been�a�growth�in�all�groups�of�the�BME�population�from�39%�of�households�in�2001�to�49.4%�households�
in�2007.��

� There�are�variations�in�housing�tenure�across�ethnic�groups�in�Lewisham.��Asian�and�Other�White�groups�mainly�rent�
privately,�Mixed�and�Black�Caribbean�groups�are�more�likely�to�be�in�the�social�rented�sector��

� All�BME�groups�were�more�likely�to�be�occupying�overcrowded�accommodation�than�the�White�British�households�
� also� more� likely� to� report� serious� problems� with� their� dwellings� or� to� be� in� unsuitable�

Le

Ol

� t� meet� their� current� housing� needs� due� to� health�
ms�(19%�of�all�older�and�18%�of�some�older�households h�most�felt�that�their�current�home�could�be�

�and�15%�of�so ve�
�their�needs�(a

�years�felt�that�it�was�likely�they�would�consider�moving�to�a�
�to�consider�sheltered�housing�or�a�flat� in�a�Council/Housing�

were� reported� as� having� health� problems� and� 32,750� (29%)�
health� problem.� � Of� the� household� members� with� a� health�
�or�support�needs�met.��

problem�felt�that�this�affected�their�housing�requirements.��Of�
�home�did�not�meet�their�health�needs.�

�their�housing�requirements�felt�they�would�need�to�move�to�
could� be� adapted� with� items� such� as� handrails,� stair� lifts� and�

BME� households� were
housing.�

� wisham�accepted�5,304�cases�of�households�who�were�homeless�or�in�priority�need�between�2003�07.��Of�these�
61%�were�from�Non�White�households�and�48.3%�were�Black�African�or�Caribbean�in�origin.�

der�Persons�

3,000� homes� across� Lewisham� lived� in� by� older� people� do� no
proble
adapted�to�meet�their�needs,�5%�of�all�older
to�another�home�which�was�more�suitable�for

).�Althoug
me�older�households�felt�that�they�would�need�to�mo
round�200�households).�

� Nearly�30%�of�all�household�respondents�aged�over�60
bungalow�in�the�future.� �Around�20%�were�also�likely
Association�block�for�older�people.�

Vulnerable�Groups�with�Support�Needs�

� In� total� 37,850� (15%)� people� living� in� Lewisham�
households� contained� at� least� one� member� with� a�
problem,�16%�(1,600)�did�not�currently�have�their�care

� 31%�of�households�which�had�someone�with�a�health�
these,�62%�(3.3%�of�all�households)�felt�that�their�current

� Although�14%�of�those�who�felt�their�health�affected
another� home,� 49%� felt� that� their� current� home�
bathroom�adaptations.��

�

� �
�
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Stra Ho

8.1 r� Local� Authorities� to� � undertake� Strategic� Housing�
Government�in�2005:�

le�of�the�local�authority�starts�from�its�ability�to�look�at�land�use�in�an�area�and�
�tenures���in�other�words,�to�be�a�custodian�of�the�

�its�housing”.
d�MP,�for�Minister�of�Communities�&�Local�Govt,�2005��

The

8.2 �inf nal�

8.3 te

neration�and�appraisal�of�options�

Inform�the�engagement�of�stakeholders�

8.4

udy�at�a�greater�level�of�detail��

es�and�similar�documents,�such�as�the�Local�
t�Framework�Core�Strategy�and�associated�Development�Plan�Documents�

o�ex �potential�service�improvements�and�

�pr
i i ction�under�Key�Line�Of�Enquiry�(KLOE)2�

8.5 SHMA� cannot� itself� put� forward� detailed� policy�
any�other�factors�of�which�account�would�need�to�be�
A.�These�include:��

�associated�themes�

u es d�the�Local�Area�Agreement�

� The�Council’s�Medium�Term�Financial�Plan��

tegic�Housing�Market�Assessments�and�National�

The� broad� policy� context� for� the� requirement� fo
Market�Assessments�(SHMAs)�was�first�set�out�by�

“[the]…strategic�ro

using�Policy�

the�operation�of�the�housing�market�across�all

community�and�not�just�a�custodian�of�some�of

David�Milliban

�Functions�and�Use�of�an�SHMA��

SHMAs�should�provide�a�sound�evidence�base�for
and�local�Housing�Strategies.�

In�terms�of�the�development�of�local�Housing�Stra

� Complement�other�evidences�

� Inform�the�ge

orming�the�development�of�regional,�sub�regio

gies��particularly,�the�SHMA�should�be�used�to:�

�

� Develop�policy�recommendations��

Additionally,�the�SHMA�should�be�used�to:��

� Identify�issues�requiring�further�specific�st

� Inform�the�development�of�other�Strategi
Developmen

� Help�inform�a�“Business�Case”�approach�t
policy�developments�

� Help�the�Authority�develop�its�policies�and
assessments�from�Aud t�Comm ssion�inspe

It� should� be� noted� that,� by� its� nature,� an�
recommendations,�largely�because�there�are�so�m
taken�but�which�are�beyond�the�scope�of�the�SHM

� Other�relevant�bodies�of�evidences�

� Other�pre�existing�Strategies�dealing�with

� The�Sustainable�Comm niti �Strategy�an

� The�Council’s�Corporate�Plan�

amining

ocesses�with�a�view�to�achieving�positive�

� �
�
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8.6 �evidence�base,�assist�the�Council�and�its�
stakeholders�in�drawing�up�their�own�detailed�policy�recommendations.�

8.7

ondon�and�Lewisham�Policy�Context�

8.8 The�Mayor’s�London�Plan�forms�the�backdrop�to�the�development�of�sub�regional�and�borough�plans�in�
�are�to�accommodate�London’s�growth�within�its�boundaries,�to�make�London�a�

�in,�more�prosperous,�more�accessible,�more�attractive,�well�designed�and�green,�and�
to

8.9 Since� 1989� the� population� of� London� has� been� growing.� The� estimated� population� in� 2003� was� 7.3�
million �
expected�to�become�more�youthful�and�culturally�diverse.�

8.10 T �
5 �affordable�homes�for�Londoners�during�2008�11.�

8.11 D tives�described� in� its�
velopment� Plan.� � Lewisham’s� housing� target� within� the� London� Plan� is� 9,750� units,� which�

equates . conventional self �
u

The�Sout

8. M �
a

Key

Geog

8. T �
h eas� (especially� in�
L �
c

8.14 The� most� appropriate�mechanism� for� identifying� potential� locations� for� additional� housing,� including
affordable� housing,� is� the� Local� Development� Framework’s� site� allocations� process.� � SHMA� data� are�
therefore�an�important�input�to�a�Local�Authority’s�Site�Allocations�DPD�(Development�Plan�Document)�
–� but� given� the� substantial� level� of� housing� need� identified� across� the� borough,� it� is� likely� that�
affordable�housing�will�be�an�important�consideration�for�all�sites.�

8.15 In� practice,� the� actual� level� of� affordable� housing� on� any� particular� site� will� depend� on� economic�
viability�criteria�coupled�with�the�availability�of�funding.�However,�if�the�Council�are�to�effectively�tackle�
the� identified� housing� needs� in� the� borough,� it� will� be� necessary� to� maximise� affordable� housing�
delivery�on�all�sites.�

The�SHMA�should�therefore,�in�providing�a�robust�and�credible

However,�where�possible�(and�appropriate)�the�SHMA�will�indicate�the�general�direction�of�travel�which�
the�Council�may�wish�to�take�on�certain�issues.�

L

London.��Its�main�aims
better�city�to�live

�promote�social�inclusion.�

� people� in� 2003� and� the� projection� is� for� it� to� be� 8.1� million� by� 2016.� The� population� is� also

he� Draft� Mayor’s� Housing� Strategy,� 2007,� has� an� affordable� housing� target� of� 50%� and� plans� for
0,000�new

eveloping�housing�provision� is�an� important�part�of� Lewisham’s� strategic�objec
Unitary� De

�to�975�dwellings�per�annum �This�target�is�made�up�of� �supply,�non� �contained
nits�and�vacant�dwellings.�

h�East�London�Sub�region�

12 uch�of�the�data�relating�to�the�concepts�of�self�containment,�as�envisaged�by�the�practice�guidance
nd�household�migration�reinforces�the�coherence�of�the�sub�region�as�a�functional�housing�market.���

�Messages�

raphical�distribution�of�demand�and�need�

13 he� SHMA� shows� that� the� northern� part� of� the� borough� is� most� likely� to� contain� unsuitably� housed
ouseholds� though,� as� in� most� heavily�populated� and� densely�developed� urban� ar
ondon),� the� overall� demand� and� need� for� housing� is� spread� across� the� borough� rather� than� being
oncentrated�in�particular�locations.�

�

� �
�
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Empty�properties�

8.16 The�scope�of� the�SHMA�did�not�extend� to�examining� the� incidence�of�empty�properties� in�Lewisham�
and� so� no� data� are� available
housing� supply� and� so� the�
sources�(e.g.�National/Local�Indicators�relating�void�rates�in�its�own�stock,�similar�indicators�for�stock�in�
the�Housing�Association�sector,�Council�Tax�data,�and�data�in�the�Private�Sector�Stock�Condition�Survey)�

� staff� and� capital� resources� towards�
returning�empty�property�into�use.�

Pro

8.17 The a�
nati e�to�
a�co �local�levels,�the�impact�of�this�growth�
is�reflected�in�physical�changes�wit
household�types� looking� for� accommodation.� In� short,� Buy�To�Let� landlords� have� significantly� re�

ing� family�sized� properties� and� converting� them� into� smaller� self�

� a� scarcity�premium�being�applied� to� the� remaining� family�sized�private�

8.18 Loc u �control�or�even�influence�the�economic�factors�which�led�to�the�
BTL �to�responding�to�its�effects.�Nevertheless,�the�
Council� � done� so)� whether� it� is� necessary� to� more� tightly�
manage�the�rate�at�which�the�market�converts�family�sized�stock�into�smaller�units;�it�can�effect�control�
ove �as�a�Planning�Authority�

il� an� important� strategic� function�within� the� local�housing�
market, le� in� terms�of�quality�
and � Housing�
Strateg

Needs o

BME�Ho e

8.20 There�has�been�a�growth�in�all�groups�of�the�BME�population�from�39%�of�households�in�2001�to�49.4%�

8.21 wisham.� � Asian� and� Other� White�
groups� � Caribbean� groups� are� more� likely� to� be� in� the� social�
rented�sector

8.22 All�BME on�than�the�White�British�
households. s�with�their�dwellings�or�
to�b

.� However,� empty� properties� represent� a� small� but� important� source� of�
Council� will� no� doubt� be� considering� the� evidence� available� from� other�

in� order� to� assess� the� Business� Case� costs/benefits� of� directing

perty�Conversions�and�the�Buy�To�Let�Market�

�growth�in�the�market�share�by�tenure�of�the�Private�Rented�Sector�in�Lewisham�broadly�reflects�
onal�trend.�Much�of�this�reflects�the�growth�of�the�Buy�To�Let�market,�which�itself�is�attributabl
mplex�of�economic�factors�at�a�national�level.�At�national�and

hin�the�existing�housing�stock�and�in�financial/social�terms�by�certain�

shaped� the� local� market� by� buy
contained� units.� This� has,� of� course,� always� happened� but� it� is� the� recent� rate� and� scale� of� activity�
which�is�notable,�as�it�has�removed�a�volume�of�family�sized�stock�from�the�overall�existing�supply.�This,�
in� turn,�has�effectively� led� to
rented�stock�

al�a thorities�are�clearly�not�able�to
�boom,�and�so�it�follows�that�they�are�largely�limited

may� wish� to� consider� (if� it� hasn’t� already

r�this�through�the�powers�available�to�it

8.19 Additionally,� given� that� conversions�do� fulf
� the�Council�will�also�wish� to�ensure� that�existing�conversions�are�suitab

� safety.� It� is� assumed� that� the� Council� has� taken� account� of� this� in� its� Private� Sector
y.�

� f�sub�groups�

us holds��

households�in�2007.��

There� are� variations� in� housing� tenure� across� ethnic� groups� in� Le
mainly� rent� privately,� Mixed� and� Black

��

�groups�were�more�likely�to�be�occupying�overcrowded�accommodati
�BME�households�were�also�more�likely�to�report�serious�problem

e�in�unsuitable�housing.�
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8.23 Lewisham�accepted�5,304�cases�of�households�who�were�homeless�or�in�priority�need�between�2003�
07.� � Of� these� 61%� were� from� Non�White� households� and� 48.3%� were� Black� African� or� Caribbean� in�
origin.�

8.24 to� examine� the� reasons� for� these� patterns� of� tenure�
distribution�by�ethnicity�due�to�limited�sample�sizes�–�but�the�sub�regional�analysis�will�consider�these�

� in� more� detail.� � Similarly,� in� terms� of� the� disproportionate�

Old

8.25 At�present,�3,000�homes�across�Lewisham�occupies�by�older�people�do�not�meet�their�current�housing�

r� home� which� was� more� suitable� for� their�

8.26 felt�that�it�was�likely�they�would�consider�

Vul

8.27 In�total�37,850�(15%)�people� living� in�Lewisham�were�reported�as�having�health�problems�and�32,750�
least�one�member�with�a�health�problem.��Of�the�household�members�

8.28

ing�requirements.��Of�these,�62%�(3.3%�of�all�households)�felt�that�their�current�home�did�not�
meet� their� health� needs.� � Although� 14%� of� those� who� felt� their� health� affected� their� housing�

they�would�need�to�move�to�another�home,�49%�felt�that�their�current�home�could�
be�adapted�with�items�such�as�handrails,�stair�lifts�and�bathroom�adaptations.��

t

Imp

8.29 ents�are�being�met�by�existing�stock�–�for�even�if�6,775�additional�

8.30

s� pre�dating� 1919.� � The� study�

At� the� borough�level� SHMA,� it� is� not� possible�

issues� across� South� East� London
representation� of� BME� households� in� over�crowded� and� unsuitable� properties,� the� sub�regional�
analysis�will�seek�to�better�understand�the�reasons�for�this.��

er�Persons�

needs�due�to�health�problems�(19%�of�all�older�and�18%�of�some�older�households).�Although�most�felt�
that�their�current�home�could�be�adapted�to�meet�their�needs,�5%�of�all�older�and�15%�of�some�older�
households� felt� that� they� would� need� to� move� to� anothe
needs�(around�200�households).�

Nearly�30%�of�all�household�respondents�aged�over�60�years�
moving�to�a�bungalow�in�the�future.��Around�20%�were�also�likely�to�consider�sheltered�housing�or�a�flat�
in�a�Council/Housing�Association�block�for�older�people.�

nerable�Groups�with�Support�Needs�

(29%)�households�contained�at�
with�a�health�problem,�16%�(1,600)�did�not�currently�have�their�care�or�support�needs�met.��

Approximately� 31%� of� households� which� had� someone� with� a� health� problem� felt� that� this� affected�
their�hous

requirements�felt�

Wha �Can�the�Council�Do?�

roving�the�Use�of�Existing�Stock�

Most�of�Lewisham’s�housing�requirem
homes�are�delivered�over�the�next�5�years,�this�only�increases�the�existing�stock�by�around�5.4%.��It�is�
therefore� essential� to� focus� on� improving� the� condition� and� usage� of� existing� properties� as� well� as�
building�new�housing.�

Older�dwellings�are�more�prone� to�problems�with�poor�physical� condition�and� low�energy�efficiency,�
and� much� of� the� Lewisham� stock� is� old,� with� 44%� of� the� propertie
identified� 35,000� households� with� serious� problems� with� the� condition� of� their� home.� � Of� these�
households,� 2,500� are� owner� occupiers� who� cannot� afford� to� undertake� the� identified� repairs� and� a�
further�19,000�are�renting�homes�where�the�landlord�is�unlikely�to�repair�the�property.��
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8.31 Of� the� 35,000� households� with� one� or� more� problems� with� their� dwellings,� 24,500� reported� that� at�
least� one� problem� was� serious.� � For� 10,600� households� the� nature� of� the� problems� they� are�

8.32

ith� new� housing.� � Ways� of� supporting� the� improvement� of� these�
properties� to�an�acceptable� standard�must�be�an� important�part�of�any� response� to�addressing� local�

�is

Incr

8.34

8.35

ms�such�as�Section�106�agreements.�

�percentages�of�affordable�housing�
�q

8.37

ing� system.� � Whilst� it� is� important� to� set� delivery� targets� that� maximise� the� number� of�
affordable� housing� units� delivered,� within� this� context� it� will� also� be� important� to� identify� if� higher�

promising� the� overall� housing� delivery� programme.� � It� is� important� to�
remember�that�requiring�a�slightly�lower�affordable�housing�percentage�of�a�higher�overall�delivery�rate�

ield� more� affordable� homes� –� and� it� is� the� number� of� units� delivered� that� is� of� key�

8.38 ousing� sites� may� be� brought� forward� with� a� view� to� delivering� 100%�

nd
Nevertheless,

�may�be�possible�for�RSLs�to�include�an�element�of�market�housing�on�the�site�to�cross�

8.39 � of
�capital�receipt�of�a�site� in�return�for�a�proposed�future�land�

use�which� improves�social�capital.� � In� this�context,�where�affordable�housing�constitutes�a�significant�

experiencing�are�such�that�they�are�classified�as�being�unsuitably�housed.� � In�projecting�the�need�for�
additional�housing,� the�model�assumes� that�any�problems�with� the�condition�of� the�existing�housing�
stock�will�be�resolved.�

Future�decision�making�should�recognise�the�relative�importance�of�investing�in�the�maintenance�of�the�
existing�housing�stock,�as�it� is�typically� less�expensive�to�upgrade�existing�properties�to�maintain�their�
useful� life,� than� to� replace� them� w

housing�needs.�

8.33 It �also�important�for�Lewisham�to�continue�to�identify�opportunities�to�reintroduce�long�term�vacant�
properties�back�into�the�housing�market�through�the�Empty�Homes�Initiatives.�

easing�the�Amount�of�Affordable�Housing��

The�study�has� identified�a�need�for�an�extra�12,685�social�rented�homes�over�the�next�five�years�and�
also�needs�for�larger�intermediate�affordable�properties.�

1,300�new�social�rented�units�and�400�intermediate�affordable�homes�have�been�delivered�in�the�last�
five� years� in� Lewisham.� � Less� than� 20%� (326� units)� of� all� affordable� housing� provided� was� delivered�
through�the�planning�system�using�mechanis

8.36 Without� substantial� additional� funding� from� the� Housing� Corporation� to� enable� an� increase� in�
affordable� housing� provision,� local� authorities� will� need� to� maximise� affordable� housing� delivery�
wherever�opportunities�arise.��Not�all�housing�sites�will�contribute�towards�affordable�housing�delivery,�
either� because� of� their� small� size� or� high� development� costs� associated� with� the� site.� � Increasing�
delivery�through�the�planning�system�may�therefore�require�higher
on ualifying�sites�and/or�the�reduction�of�site�size�thresholds.�

Whilst�the�needs�based�evidence�would�support�an�affordable�target�of�50%�or�more�on�developments�
in�the�borough,�it�will�also�be�essential�to�assess�the�viability�of�delivering�affordable�housing�through�
the� plann

percentage� targets� are� com

may� actually� y
concern�in�seeking�to�address�the�identified�needs.�

In� certain� circumstances,� h
affordable�housing.��Such�sites�may�be�purchased�competitively�by�an�RSL,�but�given�recent�increases�in�
la �values,�it�has�become�difficult�for�RSLs�to�compete�effectively�with�private�developers�to�purchase�
sites� in� this� way.� � � where� funding� is� available� such� an� approach� may� still� be� viable.��
Alternatively,�it
subsidise�the�affordable�housing�provision.�

Delivering�affordable�housing�should�be�considered�a�priority when�Lewisham�seeks� to�dispose� � its�
own�land.� �Authorities�may�forgo�the�full
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element� of� the� proposed� land� use,� it� may� be� possible� for� an� RSL� (or� another� affordable� housing�
provider)�to�purchase�the�land�at�a�discounted�price,�with�the�discount�facilitating�a�considerably�larger�
proportion� of� affordable� housing� than� would� have� been� possible� had� the� land� been� sold� at� market�
value.�

8.40

t�of�additional�affordable�housing� required�could�also�be�offset�by�subsidising�households�
requiring�intermediate�affordable�housing�to�access�market�housing�by�ensuring�that�schemes�such�as�

8.42

land�values�are�low,�it�follows�that�there�will�be�less�subsidy�
available�from�planning�gain.��If�there�is�less�subsidy�from�planning�gain�then�there�is�more�likely�to�be�a�

8.43 re�likely�to�be�viable�on�sites�
with�relatively�high� land�values�and�relatively� low�development�costs,�therefore�the�available�funding�

eas� with� lower� land� values� and� sites� that� have� exceptional�

Bala

8.44 The�balance�of�appropriate�provision�between�social�rent�and�intermediate�housing�products�is�open�to�

8.45

ry�costs�of�intermediate�
and�social�housing�products.��It�typically�requires�less�grant�to�deliver�an�intermediate�affordable�home�

�social�rent.�

8.46 d� the� total� number� of� homes� required� across� all� sectors� would� not�
�social�rent�and�intermediate�housing�options�would�shift.��Also�there�

8.47 �to�identify�what�might�encourage�existing�social�tenants�to�consider�

In�C

8.48 � require� the�
housing� and� planning� authorities� of� Lewisham� to� work� together� with� the� development� industry,�

The�local�authority�may�also�be�able�to�increase�the�amount�of�affordable�housing�available�through�the�
purchase�of�existing�satisfactory�properties,�or�similarly�by�purchasing�and�renovating�vacant�housing�in�
the� area� for� rent� to� social� tenants.� � However� this� is� recognised� as� an� expensive� mechanism� for�
delivering�relatively�small�numbers�of�affordable�homes.�

8.41 The�amoun

Homebuy�are�allocated�sufficient�funding.�

It� is�generally� recognised� that� the�amount�of�social�housing�grant�available� is� limited.� �Therefore� it� is�
critical�that�the�available�funding�is�targeted�correctly.��The�value�of�land�is�used�by�the�planning�system�
to�subsidise�planning�gain�packages,�so�if�

funding�gap�and�so�it�is�appropriate�to�target�social�housing�grant�at�these�sites.�

In�this�context,�delivering�affordable�housing�without�grant�funding�is�mo

should� typically� be� targeted� to� ar
development�costs,�such�as�those�associated�with�decontamination�or�flooding.�

ncing�Demand�for�Social�Rent�and�Intermediate�Affordable�Housing�

debate.��In�practice,�a�proportion�of�households�currently�occupying�social�rented�housing�could�afford�
to�pay�more�if�they�chose�to�do�so�and�there�was�a�supply�of�appropriate�housing.�

It�may�be�appropriate�to�encourage�more�existing�tenants�to�move�from�their�social�rented�homes�to�
increase�the�re�let�rate�within�the�social�rented�sector,�given�the�relative�delive

than�it�does�to�deliver�a�property�for

If� this� movement� was� accelerate
change�but�the�balance�between
might�not�be�a�change�in�the�overall�affordable�housing�required�either,�but�that�would�depend�on�the�
how� much� more� money� was� used� by� those� additional� households� who� were� encouraged� to� vacate�
social�housing.�

There�is�scope�for�further�research
intermediate� housing� options� (or� market� housing� if� appropriate).� � This� could� include� cash� incentive�
schemes�or�other�more�practical�support�(such�as�providing�assistance�with�the�moving�process).�

onclusion�

This�Local�Housing�Market�Assessment�has� identified�a�number�of�challenging� issues�that
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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�the�need�for�affordable�housing.�

Joint�working� will� be� needed� to� design� effective� policy� frameworks,� address� the� delivery� of� new�
housing,�provide�the�ch

8.49

oice,�tenure�and�mix�of�housing�required�and�maintain�and�manage�the�existing�
stock.� � Working� together� is� also� likely� to� maximise� the� amount� of� funding� secured� for� affordable�

8.50

ed� and� improved� over� time.� � The� Local� Housing� Market� Assessment� also� requires�
monitoring�and�updating�so�that�the�evidence�used�to�develop�policy�remains�current�and�up�to�date,�

d

8.51 There�are�also�some�opportunities�to�address�issues�on�a�sub�regional�basis��and�these�are�considered�
A.�

housing�provision�in�the�future.�

This� study�provides� the�basis� for�working� together� to�meet� the�housing� requirements�of� Lewisham�–
however�it�only�constitutes�the�start�of�the�process�necessary�to�deliver�a�sequence�of�solutions�which�
will� be� develop

an �market�signals�are�acted�on�before�trends�develop�into�problems�on�the�ground.�

as�part�of�the�wider�South�East�London�SHM

�
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Survey�Design�

A.1

A.2 The�main�sections�of�the�questionnaire�are�detailed�below.�

and�condition�of�current�home;�
� Satisfaction�with�current�area�and�local�services;�
� Previous�homes�–�area,�type,�tenure�and�reasons�for�moving;�
� Future�moves�–�likelihood�of�moving,�preferred�tenure�and�likely�destination;�
� Household�profile�–�age,�gender,�relationships,�ethnicity�and�employment;�
� Health�problems,�special�needs�and�housing�options�for�getting�older;�
� Changes�in�the�household�structure�–�persons�that�have�recently�left�household�and�the�

likelihood�of�household�members�leaving�the�household�in�future;�
� Financial�issues�–�sources�of�income,�income�level,�savings�and�debts;�and�
� Housing�costs�–�current�costs,�second�homes�and�experiences�of�financial�difficulties.�

Fieldwork�Summary�

A.3 The�need�for�reliable�data�about�household�composition,�affordability�and�other�characteristics,�such�as�
special�needs,�tenure�and�bedroom�requirements�meant�that�a�household�survey�(based�upon�detailed�
personal�interviews�in�people’s�homes)�was�the�most�appropriate�method�for�the�study.�

A.4 Providing� surveys� are� conducted� with� rigorous� sampling� and� fieldwork� standards� to� ensure� a� good�
approximation�to�a�random�survey,�surveys�can�achieve�very�accurate�results�with�quite�moderate�sized�
samples.� � However,� it� is� not� often� understood� that� only� proper� random� samples� can� be� certified� as�
more�or�less�accurate�at�determinate�confidence�levels.�

A.5 The� fieldwork� for� the� Lewisham�Local�Housing� Market�Assessment� involved� a�household� survey�of� a�
random� and� representative� sample� of� 1,500� households� across� the� borough.� � Every� dwelling� had� an�
equal�chance�of�selection�that�would�not�be�influenced�by�any�previous�selection,�with�the�exception�of�
prohibiting�the�selection�of�the�same�dwelling�on�more�than�one�occasion.�

A.6 The�population�base�for�selecting�the�required�sample�was�the�Postal�Address�File� (PAF)�which� is� the�
Royal� Mail� register� of� small� users� (i.e.� those� addresses� that� only� receive� small� volumes� of�mail� each�
week).��Whereas�the�majority�of�such�users�are�domestic�homes,�they�also�include�some�small�business�
and� other� non�residential� addresses� –� but� through� proper� fieldwork� management,� this� population�
forms�an�appropriate�basis�for�sampling�local�households.�

A.7 In�order�to�achieve�the�required�household�surveys,�a�total�of�2,650�randomly�selected�addresses�were�
approached� between� June� and� July� 2007� and� a� total� of� 1,506� households� were� successfully�

In�partnership�with� the�Council�and�other�authorities�across� the�sub�region,�a�detailed�questionnaire�
was� designed� to� gather� the� required� information� –� including� comprehensive� information� about�
individual�household�members�both�past�and�present.�

� Current�housing�circumstances�–�tenure,�type,�size�

� �
�
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interviewed.� �Primary�target�addresses�were�visited�on�at� least�four�occasions,�at�different�times,�and�
on�different�days�before�being�considered�a�non�contact.�

A.8 Only�resident�owners�or�tenants�(or�their�resident�partners)�were�accepted�as�respondents,�and�more�
than� half� of� the� interviews� (55.2%)� were� achieved� outside� normal� working� hours� ensuring� adequate�
representation�from�working�age�respondents.�

Figure�141�
Household�Surveys�Achieved�by�Month�of�Interview�
(Source:�Lewisham�Household�Survey�2007)��

�

Figure�142�
Household�Surveys�Achieved�by�Time�of�Interview�
(Source:�Lewisham�Household�Survey�2007)�

�
A.9 Of�the�2,650�addresses�called�on,�56.8%�yielded�a�successful�interview�–�though�this�increases�to�62.2%�

when�addresses�with�no�household�resident�are�discounted�from�the�base�sample.� �The�remainder�of�
the�calls�were�as�follows:�

Figure�143�
Interviews�Conducted�by�Area�(Source:�Lewisham�Household�Survey�2007)�

Outcome�of�Contact� Number�of�Addresses�
Approached�

%�of�Addresses�
Approached�

%�of�Households�
Approached�

Household�Interviewed� � � �

Successful�interview� 1,506� 56.8%� 62.2%�

Household�Not�Interviewed� � � �

Refused�to�be�interviewed� 383� 14.5%� 15.8%�

Not�contactable� 532� 20.1%� 22.0%�

No�Household�Resident� � � �

Property�empty� 85� 3.2%� ��

Non�residential�or�business�only�property� 4� 0.2%� ��

Property�confirmed�demolished� 25� 0.9%� ��

Property�otherwise�untraceable� 115� 4.3%� ��

TOTAL� 2,650� 100.0%� 100.0%�

�

A.10 Recent�CLG�Guidance�emphasises�the�importance�of�high�response�rates,�and�identifies�an�acceptable�
range�of�60�80%.��Whilst�the�achieved�response�rate�of�62.2%�sits�within�this�range,�it�is�not�surprising�
that� it� is� towards�the� lower�end�given�the�recognised�difficulties�associated�with�conducting�personal�
interviews�in�the�London�region.�
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Statistical�Confidence�

A.11 A�random�sam
previously�noted)�the�Lewisham�Household�Survey�achieved�1,506�personal�interviews�with�households�
randomly� selected� throughout� the� area.� � The�analysis� for� such�a� sample� should� represent� the�entire�

of�households�to�within��2.5%�points�at�the�95%�level�confidence�–�that�is,�if�all�households�
in� the�Lewisham�borough�were� interviewed,�19�times�out�of�20� the�results�would�not�differ�by�more�

A.12 Whilst�we�can�be�95%�confident�that�the�overall�

sample� is� accurate� to� within� �2.5%� points,� we� are� confident� that� 4� times� out� of� 5� the� results� will�

nces�the�error�margin�is�the�split�in�opinion.��
If� the result � the� sample�
stat �Op error� than� if�
there was � are� represented� more� equally).��

Whi �the �case�scenario�

of�a : 95%�of�respondents�
opt� �the

A.13 The � most�
social�re ir�findings.�

Figure�144
Differential ro

ple�should�be�representative�of�its�population�to�within�specified�statistical�limits,�and�(as�

population�

than�2.5%�points�from�the�results�for�the�sample.�

Such�error�margins�and�levels�of�confidence�are�linked.�

actually�be�within��1.7%�points.��A�further�factor�that�influe
� � for� a� specific� question� is� significantly� biased� to�one� response� (e.g.� if� 95%�of

ed �will�be� subject� to�a� smaller�tion�A�whilst�only�5%�stated�Option�B)� the� results
� � less� consensus� (i.e.� where� both� Option� A� and� Option� B

lst �achieved�sample�is�always�accurate�to�within��2.5%�points�(based�on�the�worst

�50 50�split�in�opinion),�the�error�margin�reduces�to��1.1%�points�when�at�least�
for �same�option.�

� level� of� accuracy� and� impact� of� changes� in� the� opinion� split� are� illustrated� below,� though
search�projects�adopt�a�confidence�level�of�95%�when�reporting�the

�
�Er r�Margins�by�Confidence�Level�and�Opinion�Split�

Opinion�Split�Confidence�Level�

50:50� 75:25� 90:10� 95:5� 99:1�

Margin�of�Error�±� � � � � �

80%�(4�times�out�of�5)� 1.7%� 1.4%� 1.0%� 0.7%� 0.3%�

90%�(9�times�out�of�10)� 2.1%� 1.8%� 1.3%� 0.9%� 0.4%�

95%�(19�times�out�of�20)� 2.5%� 2.2%� 1.5%� 1.1%� 0.5%�

99%�(99�times�out�of�100)� 3.3%� 2.9%� 2.0%� 1.4%� 0.7%�

Of�course,� the�above�table� is�based�on�results� for� the�entire�population.� �When�results� for� individual�
sub�groups� are� considered,� the� error� margins� will� increase

�

A.14

� –� but� to� what� extent� will� depend� on� the�

Figure
Diffe

number�of�achieved�interviews�within�the�sub�group,�as�detailed�below.�

�145�
rential�Error�Margins�by�Sub�sample�Size�and�Opinion�Split�

Opinion�Split�%�of�Overall�Sample�in�Sub�sample�

50:50� 75:25� 90:10� 95:5� 99:1�

Margin�of�Error�±�@�95%�Confidence�Level� � � � � �

75%�of�sample�(1,130�cases)� 2.9%� 2.5%� 1.7%� 1.3%� 0.6%�

50%�of�sample�(753�cases)� 3.6%� 3.1%� 2.1%� 1.6%� 0.7%�

25%�of�sample�(377�cases)� 5.1%� 4.4%� 3.0%� 2.2%� 1.0%�

10%�of�sample�(151�cases)� 8.0%� 6.9%� 4.8%� 3.5%� 1.6%�

5%�of�sample�(75�cases)� 11.3%� 9.8%� 6.8%� 4.9%� 2.2%�

�
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Response�Bias�

tially�more�systematic�errors�arising�from�sample�bias�–�
that�is,�where�some�households�are�more�likely�to�participate�in�the�study�than�others.�

e�achieved�at�56 �62.2%�of�all�
households�approached�participating� in� the� survey. �

d� to�participate� in�a�household� survey�–� so�a� response�
�discussed.�

es� of� properties� approached.� � The� rates� achieved� at�
�

d�(Source:�Lewisham�Household�Survey�2007)�

A.15 The�confidence�limits�described�above�consider�only�the�probability�of�errors�arising�in�the�figures�from�
chance,�and�do�not�take�account�of�other�poten

A.16 As�previously�noted,�interviews�wer .8%�of�all�addresses�approached�–�with
� �As�previously�noted,� the�CLG�Guidance� suggests

that�60�80%�of�households� should�be�expecte
rate�of�62.2%�sits�within�this�range�as�previously

A.17 Of� course,� this� rate� varied� for� different� typ
addresses�of�different�types�are�detailed�below.

Figure�146�
Outcome�of�Interview�Attempt�by�Property�type�and�Council�Tax�Ban
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�
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�

A.19 r� response� bias� in� this� way� (insofar� as� no� information� is�
available�about�the�households�that�were�not�interviewed),�the�profile�of�the�achieved�interviews�was�
also�critically�considered�against�existing�secondary�data�sources.�

Detached

Semi�detached

Terraced

COUNCIL�TAX�BAND

40

A.18 To compensate� for� these� differential� response� rates,� a� second�weight� is� derived� for� each� case.� � This�
weight�for�observed�response�bias�is�then�combined�with�the�original�grossing�factor�for�stratification�
to�generate�a�combined�weighting�factor�for�each�case.�

Whilst� it’s� not� possible� to� identify� furthe
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A.20 The�following�figures�demonstrate�the�consistency�of�the�survey�with�key�secondary�data�for�the�area.�

wn� by� the� survey� data� is� broadly� consistent� with� the� ONS� Mid�Year� Estimate� for�
2006� –� though� there� is� an� identified� over�representation� of� school�aged� children.� � As� there� is� no�

A.22

�years.��In�this�context,�it�seems�likely�
that�the�error�lies�with�the�2006�MYE�figures�as�oppose�to�the�survey�data.���

Figur
Age�P
Hous
Cens

A.21 The� age� profile� sho

corresponding�difference�in�the�figures�for�those�of�childbearing�age,�this�indicates�that�there�may�be�
more�children� in� the� sub�region� than�official�estimates� suggest� (for�bias� in� the� survey�would� tend� to�
show�more�parents�as�well�as�more�children).�

This�would�seem�consistent�with�the�position�experienced�by�the�Council�Education�department,�who�
are�acutely�aware�of�oversubscription�of�school�places�in�recent

e�147�
rofile�for�Household�Residents�(Source�1:�Lewisham�Household�Survey�2007.�Source�2:�ONS�Mid�Year�Population�Estimate�2006.��Note:�

ehold�Population�assumes�%�of�Resident�Population�in�Communal�Housing�has�remained�constant�for�each�5�year�cohort�since�the�2001�
us)�
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�consider�the�tenure�mix,�the �to�be considerable shift�towards�the�priva �
sector�since�the�time ��As �typically �difficult �interview �sector �
than�other�households, likely�that�this� is�actually�a�shift� in� the�market�–�and�given�the�good�
match�of�RSL�and �are�comfortable�with �results..�

�148�
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�

A.23 When�we re seems� �a� � t rentede�
�of�the�Census. �it�is �more �to �private �tenants

� it�seems�
�local�authority�property,�we �the

Figure
Tenure� file�for�Households�(Source�1:�Lewisham�Household�Survey�2007.�Source�2:�Housing�Strategy�Statistical�Appendix�2006.��Note:�Assumes�
that�the vision�of�market�housing�has�remained�constant�since�the�2001�Census)�

�
A.24 Whilst� slight� d are tween� t rvey� da nd� secondary� source � are�

confident�that�the�primary�data�provides�a�robust�basis�for�analysis.�
ifferences� are� app nt� be he� su ta� a s,� we
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Def

�
Affo to� specified� eligible�

households�whose�needs�are�not�met�by�the�market.�Affordable�housing�should:�
�to�

� Include�provision�for�the�home�to�remain�at�an�affordable�price�for�future�eligible�households�
�

�was�

d.� An�

�to�

Equi
�
A�forecast �in�future�years�

based�on�a�model�of�the�determinants�of�those�numbers�and�assumptions�about�(a)�the�behaviour�
�

like�this�constitute�one�5�person�household).�

initions�

Affordability�is�a�measure�of�whether�housing�may�be�afforded�by�certain�groups�of�households.�

rdable� housing� includes� social� rented� and� intermediate� housing,� provided�

� Meet�the�needs�of�eligible�households�including�availability�at�a�cost�low�enough�for�them
afford,�determined�with�regard�to�local�incomes�and�local�house�prices.�

or,� if� these� restrictions� are� lifted,� for� the� subsidy� to� be� recycled� for� alternative� affordable
housing�provision.�

Bedroom�standard is� an objective�measure�of�occupation�density.�A� standard�number�of�bedrooms
allocated�to�each�household�depending�upon�the�household�composition.�

�
Census� Output� Area� is� the� smallest� area� for� which� UK� Census� of� Population� statistics� are� produce

output�area�usually�comprises�100�200�households.�
�
Concealed�household�is�a�household�that�currently�lives�within�another�household�but�has�a�preference

live�independently�and�is�unable�to�afford�appropriate�market�housing.�
�
Debts exclude�any�mortgage/house�loan,�but�include�debts�on�credit�cards,�hire�purchase�etc.�
�

ty is�the�difference�between�the�selling�price�of�a�house�and�the�value�of�the�outstanding�mortgage.�

�of�housing�needs�or�requirements�is�a�prediction�of�numbers�which�would�arise

of�households�and�the�market�and�(b)�how�the�key�determinants�are�likely�to�change.�It�involves
understanding� relationships�and�predicting�behaviour� in� response� to�preferences�and�economic�
conditions.�

�
Headship� rates� measure� the� proportion� of� individuals� in� the� population,� in� a� particular� age/sex/marital�

status� group,� who� head� a� household.� Projected� headship� rates� are� applied� to� projected�
populations�to�produce�projected�numbers�of�households.�

�
Hidden�households include�anyone�who� lives�as�part�of�a�household�who�are� likely� to� leave� to�establish�

independent�accommodation�during�the�next�two�years.�
�
A�household� is�one�person� living�alone,�or� two�or�more�people� living� together�at� the�same�address�who�

share�at�least�one�meal�a�day�together�or�who�share�a�living�room�(e.g.�5�adults�sharing�a�house�

� �
�
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House old� formation� refers� to� the� process� whereby� individuals� in� the� population� form� separate�
households.�‘Gross’�or�‘new’�household�formation�refers�to�hou

h
seholds�that�form�over�a�period�of�

time,�conventionally�one�year.�This� is�equal� to� the�number�of�households�existing�at� the�end�of�
the� year� that� did� not� exist� as� separate� households� at� the� beginning� of� the� year� (not� counting�
‘successor’� households,� when� the� former� head� of� household� dies� or� departs).� ‘Net’� household�
formation� is� the� net� growth� in� households� resulting� from� new� households� forming� less� the�
number�of�existing�households�dissolving�(eg�through�death�or�joining�up�with�other�households).�

�
A�household�living�within�another�household�is�a�household�living�as�part�of�another�household�of�which�

they�are�neither�the�head�or�the�partner�of�the�head.��
�
Households� sharing� are� households� (including� single� people)� who� live� in� non�self� contained�

accommodation�but�do�not�share�meals�or�a� living�room�(e.g.�5�adults�sharing�a�house� like� this�
constitute�5�one�person�households).�

�
Housing�demand�is�the�quantity�of�housing�that�households�are�willing�and�able�to�buy�or�rent.�
�
Household�income includes�all�salaries,�benefits�and�pensions�–�before�deductions�such�as�tax�and�National�

Insurance.�
�
Housing�Market�Areas�are�geographical�areas�in�which�a�substantial�majority�of�the�employed�population�

both�live�and�work�and�where�those�moving�house�without�changing�employment�choose�to�stay.�
�
Housing�need�is�the�quantity�of�housing�required�for�households�who�are�unable�to�access�suitable�housing�

without� financial� assistance.� For� the� purpose� of� technical� assessment,� this� definition� means�
partnerships�need� to�estimate� the�number�of�households�who� lack� their�own�housing�or� live� in�
unsuitable�housing�and�who�cannot�afford�to�meet�their�housing�needs�in�the�market.�

�
Housing�requirements encompasses�both�housing�demand�and�housing�need,�and�is�therefore�the�quantity�

of�housing�necessary� for�all�households� to�have�access� to�suitable�housing,� irrespective�of� their�
ability� to� pay.� In� other� words,� it� is� the� amount� of� housing� necessary� to� accommodate� the�
population�at�appropriate�minimum�standards.�

�
Housing�size�can�be�measured� in� terms�of� the�number�of�bedrooms,�habitable� rooms�or� floorspace.�This�

study�uses�the�number�of�bedrooms.�
�
Housing�type�refers�to�the�type�of�dwelling,�for�example,�flat,�house,�specialist�accommodation.�
�
Intermediate� affordable� housing� is� housing� at� prices� and� rents� above� those� of� social� rent,� but� below�

market�price�or�rents,�and�which�meet�the�criteria�for�affordable�housing�set�out�above.�These�can�
include�shared�equity�products�(e.g.�HomeBuy),�other� low�cost�homes�for�sale�and�intermediate�
rent.�

�
Key�Workers:�The�Government’s�definition�of�key�workers� includes� those�groups�eligible� for� the�Housing�

Corporation�funded�KeyWorker�Living�programme�and�others�employed�within�the�public�sector�
(i.e.�outside�of�this�programme)�identified�by�the�Regional�Housing�Board�for�assistance.�

�



Appendix�B:�Glossary�of�Terms�

� �
�

Page�149�
�

Lending� multiplier� is� the� number� of� times� a� household’s� gross� annual� income� a� mortgage� lender� will�
normally�be�willing�to�lend.�The�most�common�multipliers�quoted�are�3.5�times�income�for�a�one�
income�household�and�2.9�times�total�income�for�dual�income�households.�

�
Low�cost�home�ownership�or�shared�ownership�is

own�home,�but�cannot�afford�to�buy�outright�(with�a�mortgage).�Through�this�type�of�scheme�you�
buy�a�share�in�the�property�with�a�Housing�Association�or�other�organisation.�

�prices,� it�
means�the�price�of�the�house�that�is�one�quarter�of�the�way�up�the�ranking�from�the�cheapest�to�

�
Market�hous
�
Migratio �

aut
ann iduals,�living�in�the�defined�area�at�a�point�in�time,�who�were�not�resident�
there�one�year�earlier.�Gross�migration�refers�to�the�number�of�individuals�moving�into�or�out�of�

�
on�self�contained�accommodation�is�where�households�share�a�kitchen,�bathroom�or�toilet�with�another�

frastructure.� There� is� no�
presumption� that� land� that� is� previously�developed� is� necessarily� suitable� for� housing�

�or�
years�based�on�the�modelling�of�existing�conditions�and�assumptions.�

Relets� in

ch�as�the�child�or�spouse�of�the�previous�tenant).�

housing�designed�to�help�people�who�wish�to�buy�their�

�
Lower�quartile�means�the�value�below�which�one�quarter�of�the�cases�falls.� In�relation�to�house

the�most�expensive.�

ing�is�private�housing�for�rent�or�for�sale,�where�the�price�is�set�in�the�open�market.�

n� is the�movement�of�people�between�geographical�areas.� In�this�context� it�could�be�either� local�
hority�districts,�or�wider�housing�market�areas.�The�rate�of�migration�is�usually�measured�as�an�
ual�number�of�indiv

the�district.�Net�migration�is�the�difference�between�gross�in�migration�and�gross�out�migration.�

N
household,� or� they� share� a� hall� or� staircase� that� is� needed� to� get� from� one� part� of� their�
accommodation�to�another.�

�
Previously�developed� land� is� that� which� is� or� was� occupied� by� a� permanent� structure,� including� the�

curtilage� of� the� developed� land� and� any� associated� fixed� surface� in

development�nor�that�the�whole�of�the�curtilage�should�be�developed.�
�
A�projection�of�housing�needs�or�requirements�is�a�calculation�of�numbers�expected�in�some�future�year

�
� this� context� are� social� rented� housing� units� which� are� vacated� during� a� period� and� become�
potentially�available�for�letting�to�new�tenants,�or�tenants�transferring.�Net�relets�are�total�relets,�
or� turnover,� minus� transfers� and� successions� (where� the� tenancy� is� transferred� to� an� existing�
occupant�su

�
Secondary�data�is�existing�information�that�someone�else�has�collected.�Data�from�administrative�systems�

and�some�research�projects�are�made�available�for�others�to�summarise�and�analyse�for�their�own�
purposes�(e.g.�Census,�national�surveys).��

�
Shared�equity�schemes�provide�housing�that�is�available�part�to�buy�(usually�at�market�value)�and�part�to�

rent.�
�
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�

nted� housing� is� rented� housing� owned� and� managed� by� local� authorities� and� registered� social�
landlords,�for�which�guideline�target�rents�are�determined�through�the�National�Rent�Regime.�The�
proposals�set�out�in�the�Three�Year�Review�of�Rent�Restructuring�(July�2004)�were�implemented�
as�policy� in�April�2006.� It�may�also� include�rented�housing�owned�or�managed�by�other�persons�
and� provided� under� equivalent� rental� arrangements� to� the� above,� as� agreed� with� the� local

Social� re

�
authority�or�with�the�Housing�Corporation�as�a�condition�of�grant.�

Specialis as�mobility�or�wheelchair�accommodation,�
hostels� or� group� homes)� or� housing� specifically� designated� for� particular� groups� (such� as�

�
A�sub�reg teract�closely�with�each�other.�The�local�authorities�may�all�

be�in�one�region,�or�they�may�spread�across�two�or�more�regions.�

MR�� Annual�Monitoring�Report�

ASHE�

ME�� Black�and�Minority�Ethnic�

CLG�
�
COA���

DETR�
�
DPD��

�
HCS�

�
GOL�
�

�� �Association�

�
HMA��

�
ed�housing�refers�to�specially�designed�housing�(such�

retirement�housing).�

ion�is�a�set�of�local�authorities�which�in

�
�
�
Acronyms�and�Initials�

A
�

�Annual�Survey�of�Hours�and�Earnings�
�
B
�

Department�for�Communities�and�Local�Government�

Census�Output�Area�
�
CORE�� The�Continuous�Recording�System�(Housing�association�and�local�authority�lettings/new�tenants)�
�

Department�of�the�Environment,�Transport�and�the�Regions�

Development�Plan�Documents�
�
DWP�� Department�of�Work�and�Pensions�

English�House�Condition�Survey�E
�
GIS�� Geographical�Information�Systems�
�
GLA� Greater�London�Authority�

Government�Office�for�London�

HousingHA
�
HIP�� Housing�Strategies�and�Investment�Programmes�

Housing�Market�Area�
�
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HMO�� Households�in�Multiple�Occupation�

The�Housing�Strategy�Statistical�Appendix�
�
HSSA��

LA��
�
B� London�Borough�

LDF��
�
NASS� pport�Service�

�
ODPM��
�
ONS��
�

RS�� Opinion�Research�Services�

PPS��
�

SL�� Registered�Social�Landlord�

�
SHMA��
�

�
IMD�� Indices�of�Multiple�Deprivation�
�

Local�Authority�

L
�

Local�Development�Framework�

National�Asylum�Su
�
NES�� New�Earnings�Survey�
�
NHSCR�� National�Health�Service�Central�Register�

Office�of�the�Deputy�Prime�Minister�

Office�for�National�Statistics�

O
�

Planning�Policy�Statement�

R
�
RTB�� Right�to�Buy�

Strategic�Housing�Market�Assessment�
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