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Executive Summary

Executive Summary

Introduction

1. This report details the findings of the Housing Needs Assessment carried out in the London
Borough of Hackney.

2. Where relevant the report follows Government advice given in Planning Policy Statement 3
(PPS3): Housing (Nov 2006) and its Practice Guidance (published in March and August
2007). The former provides the formal requirements for assessment, and the latter provides
detailed suggestions as to how to produce the requirements. The report therefore provides
policy relevant outputs which can sensibly be translated into a range of strategies and will
be an important input to both regional strategies and the Local Development Framework
(LDF) process.

3. In particular this report concentrates on the need for affordable housing and the supply and
demand for housing across all tenure groups. In addition to a wide range of valuable
background information, it provides the key requirements of PPS3 (para 22).

Data collection

4. A major part of the study process was the completion of the primary data collection via
interviews with local households. In total 2,358 households in Hackney took part in the
survey. The survey covered a wide range of issues including questions about:

Current housing circumstances

Past moves

Future housing intentions

The requirements of newly forming households
Income levels

Shared ownership housing

5. Information from the survey has been used throughout the report (along with data from
other sources) to make estimates about the future housing requirements in the Borough.
The number of responses provided sufficient data to allow complete, accurate and detailed
analysis of needs across the Borough.

6. Overall it was estimated that there are approximately 94,240 households in the Borough. Of
these households, 28.6% are currently owner-occupiers, with 47.1% living in the social
rented sector and 22.6% in the private rented sector. In addition, 1.7% lived in Low Cost
Home Ownership (shared ownership) housing.
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London Borough of Hackney — Housing Needs Assessment 2008

Tenure Total number % of Number of % of returns
of households households returns

Owner-occupied (no mortgage) 9,830 10.4% 177 7.5%
Owner-occupied (with mortgage) 17,180 18.2% 288 12.2%
Shared ownership 1,568 1.7% 132 5.6%
Council rented 22,397 23.8% 929 39.4%
RSL rented 21,987 23.3% 315 13.4%
Private rented (not on LHA*) 17,058 18.1% 423 17.9%
Private rented (on LHA¥) 4,219%* 4.5% 94 4.0%
Total 94,240 100.0% 2,358 100.0%

Source: Fordham Research Hackney household survey (2008) * Local Housing Allowance
** Hgure approximete: see Chapter 2 for further details

7. Sufficient data was collected to enable analysis by sub-area; this has been provided at
various points throughout the report and in Appendices A1 and A3.

© Crown Copyright

Source: Shoregitch Trust (2008), LB Hackney (2008), ONS Boundary Data, Fordham Research (2008)
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The Local Housing Market

8.

10.

11.

12.

A key part of the project was an assessment of the local housing market. Information was
drawn from a range of sources including the Land Registry and accommodation advertised
for rent and for sale online.

Land Registry data for the fourth quarter of 2008 suggests that the average property price
in Hackney (at £296,210) is significantly (44.3%) greater than the England and Wales
average (£205,209) but 13.7% lower than the average for Greater London (£343,065).
Land Registry data also shows that the large majority of properties sold in Hackney (83.9%)
are flats or maisonettes, a significantly greater proportion than we find in Greater London as
a whole (51.0%).

This suggests that even though the average property price is a little lower than the London
average, the cost of a like-for-like property may be higher. The cost of a terraced house in
Hackney (at £421,616) is 21.6% greater than the average for Greater London (at
£346,703).

The data shows that as of the fourth quarter of 2008, the decline in house prices associated
with the economic downturn was starting to appear in Land Registry statistics, and affects
Hackney as the rest of London. However, the decline has not yet been enough to strongly
offset the recent great increase in prices, an increase of 178% over the last ten years (Q4
1998 — Q4 2008).

However it is worth noting that the number of dwellings sold in the Borough in the fourth
guarter of 2008 was estimated at just 314 (a preliminary figure adjusted to allow for late
additions), lower than any three month period in at least the last 12 years. Since the prices
above cannot be mix-adjusted, it is quite possible that most of the fall in sales has occurred
primarily at the cheaper end of the market, skewing the average (mean) property price
upwards even while like-for-like prices fall.
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Source: CLG (1996-2008), Land Registry (Q4 2008), Fordham Research (2008)
* Hgures for Q4 2008 are preliminary and adjusted to allow for late additions

13. An internet-based survey of prices offered by estate agents operating in the Borough was
used to generate estimates of the minimum costs of housing to both buy and rent in the
Borough. Due to price disparities within the Borough between the north and south, prices in
the northern and central areas of the Borough only were used as the entry level prices.
Overall, the survey suggested that prices start at around £175,000 for one bedroom
properties with private rental costs starting from around £190 per week.

14.

Property size Home to purchase (Resale) Cost to rent (per week)
1 bedroom £175,000 £190
2 bedrooms £219,600 £260
3 bedrooms £276,400 £330
4 bedrooms £415,000 £380

Source: rightmove.co.uk (21/10/08), Fordham Research (2008)

The information about minimum prices and rents was used along with financial information
collected in the household survey to make estimates of households’ ability to afford market
housing without the need for subsidy.
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Key survey findings

15.

Using data from the household survey it is possible to provide a detailed picture of the
profile of local households and their dwellings. The nature of the current stock is an
important consideration in identifying gaps in the market and for providing information about
potential future requirements. Below we highlight some key findings from the household
survey:

The stock of housing in Hackney is heavily skewed toward smaller dwelling types
such as flats. An estimated 75.6% of households live in flats, which is significantly
above the national average of 16.7% and the average for Greater London of 44.9%.
12.9% of households in Hackney contain only pensioners, while 27.5% contain
children. The average household size was 2.28 people, below the national average
of 2.4. Private rented households on Local Housing Allowance (LHA) tended to be
largest, with 16.2% containing more than four people.

22.1% of households had lived in their current accommodation for less than two
years.

The most mobile tenure was the private rented sector, among those households not
supported by LHA. In total, 57.4% of these households had moved in the last two
years. 28.2% of those in the private rented sector on LHA had moved in the same
period.

67.1% of all moves in the Borough involved the private rented sector, despite this
sector making up only 22.6% of the occupied housing stock.

The rate of moves has increased by 7.5% since the 2003 survey; however this
conceals almost a doubling of the rate of moves into properties in the private rented
sector, and a decrease in other sectors, notably the social rented sector.

52.9% of all moves into dwellings in Hackney in the last two years were from
households already living in Hackney, although this falls to 36.5% in the owner-
occupied sector. More than half (62.5%) of those moving into Hackney from outside
the Borough came from other parts of London.

Data on reasons for moving into and out of Hackney suggests that the Borough’s
main appeal for arriving households lies in its proximity to employment opportunities
and higher education; the main factors pushing households to move out tend to be
related to environment and security.

Overcrowding in Hackney is significantly greater than both the national (2.5%) and
London (6.6%) averages, at 9.6%. Under-occupation affects 11.0% of households.
Overcrowding is concentrated in the rented tenures, while under-occupation occurs
mostly (although not exclusively) in the owner-occupied sector.

Housing cost data for recently moving households (over the last two years)
suggested that the average new mortgage was about 25% more expensive than a
new let, and that shared ownership cost a similar amount to renting privately. Social
renting was found to be less than half the cost of any other tenure.
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Future Movers

16.

17.

18.

Another important aspect of the survey (in relation to future demand for housing) was an
assessment of households who need or are likely to move home in the future. The study
looked at the future aspirations and expectations of both existing households and potential
newly forming households.
The table below shows that 19.8% of existing households need or are likely to move home
in the next two years. Households in the private rented sector on LHA are most likely to
become future movers (32.2%).
Table S3 Households who need or are likely to move in next two years by tenure
Tenure H’h.olds needing or Total households % needing or likely
likely to move to move
Owner occupied (no mortgage) 573 9,830 5.8%
Owner occupied (with mortgage) 2,006 17,180 11.7%
Shared ownership 191 1,568 12.2%
Council rented 4,470 22,397 20.0%
RSL rented 5,163 21,987 23.5%
Private rented (no LHA) 4,880 17,058 28.6%
Private rented (LHA) 1,359 4,219 32.2%
Total 18,643 94,240 19.8%
Source: Fordham Research Hackney household survey (2008)
In addition to the 18,643 existing households who need or are likely to move the survey

estimates that there are about 6,659 new households who need or are likely to form from
households resident in the Borough over the next two years, based upon information from
survey respondents (heads of host households). Key findings in relation to these two
groups of moving households include:

56.4% of existing households would like to remain in Hackney, compared to 66.5%
of newly forming households.

Significantly more moving households would like owner-occupied or council rented
accommodation than expect to be able to attain such accommodation; RSL and
private rented property shows the reverse pattern.

Most of those currently in the social rented sector would prefer to remain in that
sector (although many RSL tenants would like to move to Council-owned property),
while most of those moving from the private rented sector wish to move to other
tenures, either owner-occupied or social rented.

A similar pattern applies to newly forming households; while 31.1% would like to buy
a property, only 15.4% expect this to be possible.

While over three quarters of newly forming households state they would like to live
in a flat, nearly all (91.9%) expect to have to do so.

Page 6



Executive Summary

Financial Information

19.

20.

21.

A key part of any Housing Needs Assessment is the consideration of the financial situation
of households. Data was therefore collected in the survey looking at a range of financial
information which cannot be obtained from secondary sources.

The average (median) gross annual household income (inclusive of income from
investments and household state benefits) in Hackney is £17,846 per annum. There were
wide variations by tenure, with the median household living in council rented housing
having an income of only £8,862 on average.

Figure S3 Median income levels* by tenure

Owner-occupied (nho mortgage) |£21,151

Owner-occupied (w/ mortgage) | £46,616

Shared ownership | £37,852

Council rented | £8,862
RSL rented |£10,682

Private rented (no LHA) | £29,013
Private rented (LHA) |£9,465

£0 £20,000 £40,000 £60,000
Income (£)

Source: Fordham Research Hackney household survey (2008)
* Annual grass househald income including any non-housing related benefits

The survey also collected data about households’ savings and equity levels. It is estimated
that the median level of savings in Hackney is £365 and the median level of equity is
£208,778, for those owning their property (with or without a mortgage). Households living in
shared ownership properties had a median equity level of £56,508.

Housing need - background

22.

A key part of the study was to look at affordable housing requirements. To do this the report
has closely followed guidance set out by CLG (Strategic Housing Market Assessments:
Practice Guidance, August 2007). The Guidance sets out methods for looking at both the
backlog of need and future need and in this report both have been addressed separately.
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23.

In broad terms the assessment of need (which takes account of both the need for and
supply of affordable housing) can be split into the following four categories for analysis:

Current (i.e. backlog) need
Available stock to offset need
Newly arising (i.e. future) need
Future supply of affordable units

Calculating the CLG housing need figure

24,

25.

Survey data suggests that 17,604 households (18.7%) in the Borough are currently living in
unsuitable housing - the main reasons for this being overcrowding, property disrepair and
expense of accommodation. Unsuitability is recorded through respondents identifying
serious problems with their current accommodation, although over-crowding is calculated
through the bedroom standard (see Glossary).

Figure S4 Unsuitable housing: reasons

Overcrowding 8,899

Repairs needed 3,295 |

Accommodation too expensive 3,213 |

Mobility or support needs 3,098 |

Harassment 1,861 I

Home difficult to maintain | 765

Lack of facilities |557

Tenancy ending or eviction :| 343
19

Sharing facilities

0 1000 2000 3000 4000 5000 6000 7000 8000 9000
Number of households

Source: Fordham Research Hackney household survey (2008)

As shown in Appendix A4, a comparison of the level of unsuitable housing in 2003 and
2008 found only a slight increase in the numbers of households living in unsuitable housing
on a like-for-like basis since 2003.
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26.

27.

28.

29.

30.

Overall, it was estimated that 13,671 of the 17,604 households would need to move home
to find a solution to the unsuitability of their housing. Of these households, an estimated
11,171 could not afford a suitable solution in the housing market without some form of
subsidy and were therefore considered to be in housing need. In total an estimated 71.3%
of households in current need are found in the social rented sector and 22.5% in the private
rented sector.

Figure S5 Levels of current (backlog) need by tenure

Owner-occupied (no mortgage) :l 0.5%
Owner-occupied (with mortgage) |3.3%

Shared ownership |4.2%

Council rented | 17.0%
RSL rented | [ 18.9%
Private rented (no LHA)- 10.6%
Private rented (LHA)- | 16.7%

0% 2% 4% 6% 8% 10% 12% 14% 16% 18% 20%
% of households in tenure

Source: Fordham Research Hackney household survey (2008)

Taking into account the 410 homeless households who would not have been picked up by
the household-based survey brings the total estimated current need figure to 11,581.

It is estimated that at the time of the survey there was a current stock of affordable housing
of 9,217 which could be used to meet this need (including dwellings becoming available as
households in the social rented sector move to different dwellings). Hence it is estimated
that the net backlog of need for affordable housing is around 2,364 units (11,581 9,217).

The future need for affordable housing has been based on survey information about past
household behaviour in terms of moves to different accommodation. The future need for
affordable housing is split into two categories:

New households formation (" proportion unable to buy or rent in market)
Existing households falling into need

The data suggests that on an annual basis there will be about 2,210 newly forming
households requiring affordable housing and a further estimated 3,095 existing households.
The total gross future need for affordable housing is therefore estimated to be 5,305 units
per annum.
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31.

32.

The supply of affordable housing to meet this need has also been estimated from the
supply provided in the year 2007-08. This data suggests that the current stock of affordable
housing is likely to provide around 1,152 units. This generates a total shortfall, or net future
housing need, of approximately 4,153 units (5,305 1,152).

Assuming that the backlog of need is to be met over five years, the estimated annual
requirement for additional affordable housing units is therefore 4,626 ((2,364 + 5) + 4,153).
This figure represents our estimate of the number of additional units required for all needs
to be met.

Additional analysis of need

33.

Overall, there is a substantial increase in net need since the last Housing Needs
Assessment (HNA) carried out in Hackney in 2003, when an estimated need for 1,397
dwellings was identified. Due to changes in the Guidance and consequently survey
methodology since 2003, the figures for 2003 and 2008 are not strictly comparable; this is
considered more fully in Appendix A4.

Location and size of housing required

34.

35.

Levels of gross housing need are fairly evenly distributed across the Borough, with the
highest level being in the North East. High levels of housing need are found particularly
among families (especially lone parent families), and multiple adult households without
children. Pensioners generate very little of the Borough’s need for conventional housing.

An analysis of the size of affordable accommodation required revealed that 34.8% of the
gross need is for three and four bedroom accommodation. Examining the mismatch in the
sizes required and available within the social rented stock as a consequence of households
in need transferring within the affordable sector shows a small internal surplus generated of
one and two bedroom stock.

Source of housing need

36.

Due to the particular increase in need since 2003 found in Hackney, the extent to which
recent movement into the Borough has affected the needs estimates was considered. This
showed that 40.9% of the gross need in Hackney came from households moving into the
Borough in the last three years, despite this group only making up 15.1% of the population.
Since Hackney is a relatively low cost market compared to some Inner London boroughs,
high levels of need in these areas may have resulted in households unable to afford
housing in these boroughs choosing to move into Hackney, and thus increasing the level of
apparent need locally.
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37.

Additionally, the amount of gross need arising from households without UK citizenship was
considered. About 17.5% came from non-EU citizens, who are not usually entitled to
affordable housing. If these were discounted from the total gross need estimate, this would
be reduced by 1,336; however this is not suggested by CLG Guidance. The higher figure
should be used to maintain comparability with estimates for other Local Authorities.

Other issues

38.

39.

Because of the high level of need in London, it was also considered useful to consider the
effects of changing the threshold of income spent on housing to be used before considering
a household to be in need, through ‘sensitivity testing’. Increasing the proportion of income
considered to 40% reduced overall net need to 3,655 units per annum.

There was also found to be little correlation between housing need (as defined by the CLG
model) and registration on housing registers or other waiting lists.

Intermediate housing

40.

41.

Breaking down the ability to afford housing into narrower bands suggests that of the total
requirement for affordable housing, about 11% could be intermediate rent. However, due to
the large excess of need for all types of affordable housing over likely supply, a lower or
higher target could theoretically be justified.

There was found to be a net negative need for shared ownership housing taking into
account current and proposed levels of supply. This is not to say that it is not useful
however, since it may help those that can afford market renting to gain equity that they
would otherwise be unable to afford. Movement from the social rented sector into these
properties could also increase the re-lets available to households in urgent need.

Balancing Housing Markets, PPS3 outputs and the impact on affordable housing
provision

42.

The total housing need figure from the CLG model of 4,626 could be argued to be
excessively high, since as described in the above paragraphs it includes need from a
variety of groups who would not usually be entitled to social housing in a London Borough.
However, it remains the case that even if these were deducted from the total, the total need
would remain far in excess of any reasonable build rate that could be delivered in an
already heavily urbanised area. Further analysis is therefore required to consider how
newbuild development in Hackney is best directed.
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43.

44,

45,

46.

The previous analysis looked at the need for affordable housing in isolation. However,
considering the market and affordable sectors together is essential for providing the
necessary information to support policy. Therefore a further analysis has been carried out
which looks at demand across the whole housing market.

The ‘Balancing Housing Markets’ (BHM) assessment looks at the whole local housing
market, considering the extent to which demand is ‘balanced’ across tenure and property
size. The model considers demand not purely in terms of aspiration, instead focusing on
expectations of households, introducing an element of economic realism. It also takes into
account ability to afford market housing.

The BHM model can be extended beyond a purely technical assessment of housing
requirements, to combine a technical assessment of certain aspects (e.g. affordability) with
reasoned judgements about how the housing market operates, taking into account
indications of current supply, past policies and the requirement for balance in the market.

The table below shows the overall results of the BHM process for Hackney, structured to
cover the requirements of PPS3 (paragraph 22).
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Mix of housing required

Market
50% .
Social rent
35%
Single pensioner- 0%
2+ pensioners | 0%
Single non-pensioner | 46%
Multiple adult | 29%
Couple, no children 5%
Lone parent :| 2%
Couple, 1 child [ ] 4%
Couple, 2+ children 5%
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Half of new housing should be market and half
affordable.

Within the affordable sector, this could be broken

down to 30% intermediate and 70% social rented,

making social rented housing 35% of the total
construction.

Market housing demand

About 46% of market demand originates from
single non-pensioner households; a further 29%
comes from multiple adult households without
children (excluding couple households). Very little
originates from pensioners or families.

The estimated requirement is for 45% of new
market housing to be three bedroom, 33% to be
four bedroom, 22% two bedroom and none one

bedroom.

Social housing requirement
The bulk of the estimated requirement for new
social rented accommodation is for three
bedroom accommodation, with the remainder
being for four bedroom units.

Due to the small sample, reliable results for
appropriate sizes of intermediate accommodation
could not be obtained from the survey. The Zone

Agent managing the local intermediate housing
waiting list can provide detail on the sizes of
intermediate housing in demand.

Source: Fordham Research Hackney househald survey (2008), various secondary sources, Fordham Research (2008)
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The Needs of Particular Groups

47. In addition to the main analysis of housing need study addressed particular client groups
that may have specific housing requirements. Although such groups do not necessarily
represent households in need as defined by the Guidance, it is important for the Council to
have information on them in order to inform specific policies and service provision.

48. Key findings include:

Support needs Households

Older Person

There are an estimated 15,657 households (16.6%) in Hackney with one or more
members in an identified support needs group.

The most common categories of support need were having a medical condition
(8.2% of all households), a physical disability (7.9%), or being frail and elderly
(4.2%).

The most requested housing improvements and services were for lower level
shower units (2,587 households), and for alterations to the bathroom or toilet (1,970
households).

In terms of support services, the most frequently requested service was additional
help with maintaining the home (1,542 households).

Levels of conventional housing need were low; however about 630 households felt
that their needs for either physical adaptations to their dwelling or additional support
services meant that they needed to move to specialist accommaodation.

Households

Overall, 13.0% of households in Hackney contain only older people and a further
5.1% contain both older and non-older people. They are more likely than average to
live in social rented housing; those that live in owner-occupation usually no longer
have a mortgage.

Under-occupation is particularly significant among this group, accounting for nearly
a third (32.8%) of all under-occupation in the Borough. While 47% of these under-
occupied households are social rented, much of the remainder are owner-occupied,
and only 2.2% expect to move in the next five years.
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Key Workers

BME Groups

The survey estimates that 13,775 households in Hackney are headed by a key
worker, and 20,115 contain a key worker. Key worker households show few
significant differences from non-key worker households in employment, although
higher proportions are living in social rented housing and they generally have
slightly higher levels of income and savings.

The household survey gained sufficient responses to consider households in 13
ethnic groups, each accounting for at least 2% of the sample.

There are a wide variety of BME groups in Hackney, with no one group dominating.
The largest were Black Caribbean and Black West African. Household sizes varied
dramatically, resulting in some groups accounting for a larger proportion of the
population than their household totals would suggest.

BME groups showed a wide range of different tenure patterns. Those from mainland
European ethnicities tended to live in the private rented sector, while Black and
Turkish or Kurdish groups tended to be more likely to live in social rented property.
Indian or Sri Lankan households showed higher levels of owner-occupation.
Household incomes were considered per adult to allow for household size
variations, and showed that the wealthiest groups were Western European or
Greek, Indian or Sri Lankan, and Other White. The Pakistani, Bangladeshi or
Afghan and Turkish or Kurdish groups showed the lowest incomes per head.
Levels of housing need were highest among the European groups, most likely due
to their concentration in the private rented sector. Black groups also showed high
levels of need. In contrast, the White British, Irish, Other White and Indian or Sri
Lankan groups showed lower levels of need.

The sample of Charedi Jewish households was not sufficient to show levels of
housing need or overcrowding; however it was noted that they showed
characteristics (low income, high proportion claiming Local Housing Allowance) that
might suggest high levels of need.

The economic downturn

49. Finally, it is noted that the economy and housing market are currently in a state of flux due
to the economic downturn. The impacts of this on the housing market long-term remain
uncertain with few certainties; however Fordham Research’s recent experience suggests a
number of possible short to medium-term impacts on the housing market.

50. Firstly the decrease in the availability of credit has led to a substantial fall in entry level
prices and sales in most parts of the country. On paper, this might tend to reduce housing
need; however in practice the difficulty of accessing mortgages will counteract this.
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51.

52.

Perhaps more significant in terms of housing need is the possibility of the difficulty in selling
property, leading owners to rent out properties. Anecdotal evidence from letting agents
suggests that this additional supply is already pushing down rents, particularly for larger
property. Since the entry-level to the market, particularly in cities, tends to be through
renting rather than buying, this may reduce the numbers of households experiencing
difficulty due to cost of housing. On the other hand, this small benefit to some households
may be outweighed by the problems faced by others as the downturn continues to impact
on available employment and household earnings.

As a result of this uncertainty, the recommendations in the report cannot be modified to
allow for the economic downturn. The report and survey carried out are, however, designed
such that they can be updated using different assumptions at a later date.

Summary

53.

54.

55.

56.

57.

58.

59.

This report details the findings of a Housing Needs Assessment for the London Borough of
Hackney. A total of 2,358 interviews were carried out with local households.

Information from the Land Registry suggests that prices in the Borough are significantly
higher than the national average, but below the London average, with the average price of
a home now standing at £296,210. Access to the housing market starts at around £175,000
for a one bedroom home, or £190 per week to rent privately.

The dwelling stock in Hackney contains a larger proportion of flats than the national and
regional averages, as might be expected for an urban Borough.

In terms of future demand for housing, the survey estimated that 18,643 existing
households and 6,659 newly forming households need or are likely to move in the next two
years, with around half of the former and two thirds of the latter expecting to remain in
Hackney.

The median income in the Borough is £17,846, with savings of £365. There is significant
inequality, with much lower incomes and savings in the social rented sectors and in
particular in the benefit supported part of the private rented sector.

Following the CLG Guidance for assessing affordable housing requirements it is estimated
that there is a current net (backlog) need for about 2,364 units of affordable
accommodation.

To reduce this backlog over five years and meet newly arising need for each year, it is
estimated that there will be a need for approximately 4,626 units to be provided per annum.
This figure could be argued to be excessively high, since it includes need from a variety of
groups who would not usually be expected to receive social housing in a London Borough.
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60.

61.

62.

However, it remains the case that even if these were deducted, the total need would remain
far in excess of any reasonable build rate in an already heavily urbanised area.

To this end, the BHM analysis suggested that balancing the housing market in Hackney
would be best advanced given the circumstances by a 50% / 50% mixture of market and
affordable housing. Within the affordable sector, it is recommended that about 30% should
be intermediate housing. The bulk of the demand and requirement was identified as being
for larger homes, in particular three bedroom dwellings.

These outputs should not be taken as directly determining policy; rather they can be taken
as inputs into the process of producing housing policy appropriate to Hackney, which could
also involve, for example, more detailed consideration of stakeholder input, viability, land
availability and wider regional and national issues.

The impact of the economic downturn on the results of the survey remains uncertain; prices
and rents may fall, but so will the purchasing power of households. Determining which is
the more significant in housing market terms is not possible at this stage; however the
report and survey are designed such that they can be updated with this information at a
later date.
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SECTION A: CONTEXT

SECTION A: CONTEXT

This section summarises the Brief for the study and provides the context of information used to
generate the analysis which follows.
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1. Introduction

1. Introduction

Introduction

11

The Hackney Housing Needs Assessment 2008 was commissioned by The London
Borough of Hackney. The broad aim of the project was to provide the primary research at
household level required to understand the need and demand for different forms of
housing. Ultimately the findings from this study could be fed into wider Strategic Housing
Market Assessment (SHMA) research.

Key outputs from this document

1.2

1.3

1.4

1.5

1.6

The survey provides information covering household and dwelling characteristics (putting
these in a regional and national context), households’ current financial circumstances (e.g.
income and savings) and future housing demands, from both current and new households.

This report also assesses current prices and rents in the local area, providing a background
to the affordability of local housing.

Key outputs from the report also include an assessment of the need for affordable housing
and a separate analysis of imbalances in the housing stock, comparing housing supply and
demand across all sectors.

Finally, the report considers the particular situation of a range of specific household groups,
such as those containing key workers, those in ethnic minorities, or those containing one or
more members with support needs.

Where possible, information has been provided for each of five sub-areas (shown in
Chapter 2), enabling a picture to be built up of the characteristics of the housing market
across the Borough.
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Government guidance

1.7

1.8

19

1.10

1.11

Although this report is not a full Strategic Housing Market Assessment, but rather a Local
Housing Needs Assessment, it is important to briefly summarise key points from
Government guidance which are relevant to this assessment. The documents of particular
importance are:

Planning Policy Statement 3 (Housing) — PPS3 (November 2006)
Strategic Housing Market Assessments Practice Guidance — The Guidance (August
2007)

PPS3 sets out a number of key definitions relevant to this project (including affordable
housing, intermediate housing and housing need). In addition PPS3 is clear about the
outputs required from a housing market assessment. Paragraph 22 of PPS3 summarises
the requirements nicely:

Based upon the findings of the Strategic Housing Market Assessment and other local
evidence, Local Planning Authorities should set out in Local Development Documents

0 The likely overall proportions of households that require market or affordable
housing

0 The likely profile of household types requiring market housing

0 The size and type of affordable housing required

The Guidance provides details about the whole process of conducting a Strategic Housing
Market Assessment. Whilst much of this information is not relevant to this project there are
a number of areas within guidance which are important for this particular study. The most
important aspect of the Guidance for this study is the information about measuring housing
need.

The Guidance sets out a series of steps to be followed when assessing affordable housing
requirements and also sets out some key definitions for particular aspects of analysis (such
as the measurement of housing suitability and a detailed discussion of measuring
affordability).

As far as is possible (and relevant) this project has sought to follow the requirements of
both PPS3 and the Guidance. In terms of PPS3 this report has provided evidence to fulfil
the requirements of paragraph 22 (as shown above), with the results summarised in
Chapter 13.
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Summary

1.12

1.13

This report details the findings of a Housing Needs Assessment carried out in the London
Borough of Hackney. The report concentrates particularly on the need for affordable
housing and the supply and demand for housing across all tenure groups.

Where relevant, the report follows Government advice given in PPS3 and the Guidance
and therefore provides policy relevant outputs which can sensibly be translated into a range
of strategies and will be an important input to both regional plans and LDF processes.
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2. Data collection

2. Data collection

Introduction

2.1

2.2

2.3

24

25

The primary data was collected through a large number of personal interviews, carried out
at addresses across the Borough. A copy of the questionnaire is provided in Appendix A6.
The sample for the survey was drawn, at random, from the Council Tax Register covering
all areas and tenure groups in the Borough.

In total, 2,358 interviews were carried out. These included booster samples targeting Low
Cost Home Ownership properties, tenants and leaseholders of properties owned by the
Council or Hackney Homes, and those living in the Shoreditch New Deal for Communities
(NDC) area.

This number of responses provides sufficient data to allow complete, accurate and detailed
analysis of needs across the Borough and permits the presentation of data for a number of
smaller sub-areas.

Although the response represents a relatively small percentage of the total household
population, this does not undermine the validity of the survey as paragraph 18 of Strategic
Housing Market Assessment Practice Guidance Annex C states:

A common misconception when sampling is that it should be based on a certain
percentage of the population being studied. In fact, it is the total number of cases
sampled which is important. As the number of cases increase, the results become
more reliable but at a decreasing rate...Approximately 1,500 responses should allow a
reasonable level of analysis for a local authority area.

Prior to analysis, the data as a whole must be weighted in order to take account of any
measurable bias, and in the case of this survey to ensure that the groups targeted by the
booster samples (Low Cost Home Ownership residents, for example) are not over-
represented in the overall results. The procedure for doing this is presented in the following
section.

Base household figures and weighting procedures

2.6

Firstly, the total number of households is estimated. This is necessary in order to gross up
the data to represent the entire household population. For this, the Greater London
Authority’s PLP (Post London Plan) Low Demographic Projections were used, which put
the total household population of Hackney at approximately 94,240.
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2.7 The table below shows an estimate of the current tenure split in Hackney along with the
sample achieved in each group. It should be noted that the use of booster samples meant
that the proportions of the response in some tenure categories was increased or decreased
significantly.

Table 2.1 Number of households in each tenure group
Tenure Total number % of Number of % of returns

of households households returns
Owner-occupied (no mortgage) 9,830 10.4% 177 7.5%
Owner-occupied (with mortgage) 17,180 18.2% 288 12.2%
Shared ownership 1,568 1.7% 132 5.6%
Council rented 22,397 23.8% 929 39.4%
RSL rented 21,987 23.3% 315 13.4%
Private rented (not on LHA*) 17,058 18.1% 423 17.9%
Private rented (on LHA*) 4,219** 4.5% 94 4.0%
Total 94,240 100.0% 2,358 100.0%
Source: Fordham Research Hackney househdd survey (2008) * Local Housing Allowance
** Hgure approximate: see below for more details

2.8 As a result of the differences between these distributions it is necessary to ‘rebalance’ the
data to correctly represent the population being analysed via ‘weighting’. Weighting is
recognised by the Strategic Housing Market Assessment Guidance as being a way of
compensating for lower response rates amongst certain groups, significantly reducing bias.

2.9 In Hackney, the data was weighted to be in line with the estimated number of households in
each of the following groups:

Wards
Tenure (as shown above)
Household type
Household size (number of people)
Accommodation type
Car ownership
Ethnic group
Responses from households in the three booster samples (listed above)
2.10 It should be noted that the adjustments made to the data when weighting by tenure did not

specifically consider the number of those claiming Local Housing Allowance (LHA) in
private rented accommodation. Hackney Council records that the total number of resident
households claiming LHA is in the region of 5,600. This differs from the weighted figure
obtained from the survey of 4,219 by about a third. Given the small sample involved (94
households), and the hard-to-reach nature of this group, this level of discrepancy might be
expected.
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211

2.12

2.13

This will only affect the balance in the private rented sector between those on LHA and
those not on LHA; the overall totals for the private rented sector or other tenures (or indeed
the household population as a whole) are not affected.

In addition, throughout this report (except where stated) intermediate rented households
have been included within the RSL rented category, since they could not be reliably

distinguished in survey responses.

Further information on this process is presented in Appendix A2.

Inclusion of student households

2.14

There were found to be approximately 2,242 student households in the Borough,
amounting to 60 survey responses. These are included in the analysis and tables
throughout in the majority of the report, except where stated. However, they are excluded
from all needs estimates, since as groups with a temporarily low income their current
circumstances will not reflect their long-term ability to afford housing. In addition, their
residence in the Borough is frequently temporary.

Sub-areas

2.15

2.16

The map below shows the sub-areas used for analysis in Hackney; except where stated
these are the sub-areas referred to in the rest of this report. All of these except the
Shoreditch NDC (Shoreditch New Deal for Communities) Area are based upon groups of
wards, given in the table below.

A variety of additional information from the survey broken down by sub-area can be found
in Appendix Al.
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© Crown Copyright

Source: Shoregitch Trust (2008), LB Hackney (2008), ONS Boundary Data, Fordham Research (2008)

Shoreditch and
Stoke Newington North East Homerton .
9 Shoreditch NDC area
Brownswood Cazenove Chatham .
. De Beauvoir*
Clissold Hackney Downs Hackney Central Haggerston*
Dalston Leabridge King's Park I-?c?xton*
Lordship New River Victoria .
. I . Queensbridge
Stoke Newington Central Springfield Wick

Source: LB Hackney (2008), Shoreditch Trust (2008) * Contains part of Shoreditch NDC area
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2. Data collection

Summary

2.17 This survey is based on primary survey data collected via interviews with 2,358
households. The survey data was grossed up to an estimated total of 94,240 households.

2.18 The data was also weighted by a wide range of economic and social household
characteristics, estimated from a variety of secondary data sources, to be as representative
as possible of the Borough’s households. Full details of these are provided in Appendix A2.

2.19 Results have been broken down in many places within the report into five sub-areas,
including the Shoreditch NDC (Shoreditch New Deal for Communities) area. Additional
information broken down by sub-area can be found in Appendix Al.
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3. The local housing market

Introduction

3.1

This chapter uses data from the Land Registry to compare Hackney with the national and
regional markets and summarises information from an online search of estate and letting
agents on the entry-level costs to the Hackney market.

Sub-regional market position

3.2

3.3

The table below shows average prices in the fourth quarter of 2008 for Hackney compared
regionally and nationally. The table shows that average prices in Hackney are well above
the national average; however when compared with prices for Greater London we find that
prices are 13.7% below those in the wider region.

Table 3.1 Land Registry average prices (4" quarter 2008)

Comparison with

Area Average price England & Wales
England & Wales £205,209 -
Greater London £343,065 + 67.2%
Inner London £444,187 + 116.5%
North London £444,331 +116.5%
Hackney £296,210 +44.3%

Source: Land Registry (4 2008)

The figure below shows the variation in average property prices in the surrounding London
Boroughs, using Land Registry data from the fourth quarter of 2008. Hackney’s average
prices are a little below the London average, but not to the same extent as Boroughs to the
east and south east, such as Waltham Forest or Newham.
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© Crown Copyright

Source: Land Registry (4 2008), ONS Boundary Data

3.4  The figure below shows house price variations by postcode within Hackney. As we can see
there are some definite geographical patterns, with clusters of more expensive housing in
Shoreditch, western Stoke Newington, and Kingsland. The cheapest housing is found in
Upper Clapton, Homerton, Dalston and parts of Haggerston.

© Crown Copyright

Source: Land Registry (Q2 2008 & Q4 2008), ONS Boundary Data

Page 32



3. The local housing market

3.5

3.6

3.7

3.8

The figure below shows the increase in prices in Hackney since 1996 compared with the
changes taking place in Greater London, relevant sub-regions of London, and England as a
whole.

The data shows that as of the fourth quarter of 2008, the decline in house prices associated
with the economic downturn was starting to appear in Land Registry statistics, and affects
Hackney as the rest of London. However, the decline has not yet been enough to strongly
offset the recent great increase in prices, an increase of 178% over the last ten years (Q4
1998 — Q4 2008).

Figure 3.3 Changes in mean house prices in Hackney: Q1 1996 — Q4 2008*

£600,000 A
Hackney
North London
£500,000 - e |nner London

London
England

£400,000 -

£300,000 -

Mean price

£200,000 -

£100,000 ;

£O ] ] ] ] ] ] ] ] ] ] ] ]
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Year

Source: CLG (1996-2008), Land Registry (4 2008), Fordham Research (2009)
* Hgures for Q4 2008 are preliminary and adjusted to allow for late additions

However it is worth noting that the number of dwellings sold in the Borough in the fourth
guarter of 2008 was estimated at just 314 (a preliminary figure adjusted to allow for late
additions), lower than any three month period in at least the last 12 years. Since the prices
above cannot be mix-adjusted, it is quite possible that most of the fall in sales has occurred
primarily at the cheaper end of the market, skewing the average (mean) property price
upwards even while like-for-like prices fall.

The information presented so far suggests that average property prices in Hackney are
significantly higher than the national average, although low in the Greater London and Inner
London context. It is important to check that this is not a result of a different profile of
properties being sold. The table below therefore shows average house prices in Greater
London and Hackney by dwelling type.
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3.9

It indicates that average prices for some dwelling types are significantly higher in Hackney
than for Greater London as a whole, and that in general the mix of dwellings sold tends
toward the smaller end of the spectrum. This suggests that although Hackney’s average
dwelling price is below the Greater London average, it would be higher if allowance were
made for the higher proportion of small dwellings sold. The cost of a terraced house in
Hackney (at £421,616) is 21.6% greater than the average for Greater London (at
£346,703).

Table 3.2 Land Registry average prices and sales (4™ quarter 2008)

_ Hackney Greater London
Dwelling type _ _
Average price % of sales Average price % of sales

Detached -* 0.0% £729,059 4.4%
Semi-detached £561,000 2.1% £384,425 15.7%
Terraced £421,616 14.0% £346,703 28.9%
Flat/maisonette £268,574 83.9% £295,144 51.0%
All dwellings £296,210 100.0% £343,065 100.0%

Source: Land Registry (4 2008) * no detached properties sold in Q4 2008

Entry-level market costs

3.10

3.11

Entry level market costs for Hackney were derived from an online survey of estate agents,
carried out by postcode. Data was available at the postcode district (e.g. N16, E9) level,
and was gathered for most of the Borough on this basis. However, since the southern part
of the Borough was split between multiple postcodes (mainly N1, E2 and EC2), the majority
of each being in a neighbouring Borough, a special search was conducted in this area,
covering properties described by vendors as being located in Shoreditch, Haggerston,
Hoxton or Kingsland.

For the purposes of this study, and as suggested by Guidance, the lower quartile of
properties available on the market was taken to represent the entry level price.

Table 3.3 Entry-level market costs in Hackney: South*

Property size Home to purchase (Resale) Cost to rent (per week)
1 bedroom £196,300 £260
2 bedrooms £291,700 £340
3 bedrooms £268,700 £400
4 bedrooms n/a £560

Source: rightmove.co.uk (21/10/08), Fordham Research (2009) *Shoreditch, Haggerston, Hoxton and Kingsland
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3.12

3.13

3.14

Table 3.4 Entry-level market costs in Hackney: North East (E5, E9)

Property size Home to purchase (Resale) Cost to rent (per week)
1 bedroom £149,200 £190
2 bedrooms £176,900 £230
3 bedrooms £230,000 £300
4 bedrooms £365,800 £320

Source: rightmove.co.uk (21/10/08), Fordham Research (2009)

Table 3.5 Entry-level market costs in Hackney: North West (E8, N16)

Property size Home to purchase (Resale) Cost to rent (per week)
1 bedroom £187,900 £190
2 bedrooms £239,200 £270
3 bedrooms £300,400 £340
4 bedrooms £449,300 £410

Source: rightmove.co.uk (21/10/08), Fordham Research (2009)

The table above shows that the estimated average entry-level prices across Hackney in
October 2008 ranged from £149,200 for a one bedroom property in the north east of the
Borough up to £196,300 for a similar property closer to the centre of London. Entry-level
weekly rents varied from £190 per week for a one bedroom flat in the north-east or north-
west of the Borough to £560 for a four bedroom property in the south.

There is an anomaly in the price of three bedroom properties in the south of the Borough,
which are lower than the price of a two bedroom property in the same area. This is caused
by a large number of three bedroom ex-Council properties in this area, enough to cover the
lower quartile of properties on the market.

There is also significant variation in prices across Hackney; as we can see in the map
above there is a definite price divide between the north and south of the Borough. For this
reason, a different set of entry-level prices have been used to assess whether or not a
household is able to access the housing market. These were based only on the lower
prices found in the north, east and centre of the Borough. It was assumed that it was
reasonable to expect a household seeking entry-level property in Shoreditch (which
occupies the southern part of the Borough) to live in a different area and commute the short
distance required.
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Table 3.6 Entry-level market costs in Hackney (excluding Shoreditch):
for use with affordability test

Property size Home to purchase (Resale) Cost to rent (per week)
1 bedroom £175,000 £190
2 bedrooms £219,600 £260
3 bedrooms £276,400 £330
4 bedrooms £415,000 £380

Source: rightmove.co.uk (21/10/08), Fordham Research (2003)

Comparison with 2003 survey

3.15 These costs are considerably higher than those found in the 2003 study; at that time we
found the entry-level cost of a two bedroom dwelling to buy was £151,000, indicating a 45%
increase in the last five years. Entry level rents in 2003 were calculated at £176 per week
for a two bedroom property; this has increased by 48% to £260 per week. This will clearly
have had serious consequences for the affordability of housing in the Borough.

Affordable housing

3.16 To complete the housing cost profile in the local market it is appropriate to present
information on the cost of social rented housing. The average rents and service charges as
at October 2008 were provided by the Council for social rented properties and obtained
from the 2008 CORE area report for RSL rented properties, and the overall results are
presented in the table below. Note that the service charge is an average, and that there are
some households that pay no service charges at all. As can be seen the costs are
significantly below those for private rented housing indicating a significant potential gap
between the social rented and market sectors.

Table 3.7 Social rented costs in Hackney

Property size Rent Service charge Total
1 bedroom* £71.15 £8.28 £79.43
2 bedrooms £80.38 £8.28 £88.67
3 bedrooms £88.19 £8.28 £96.47
4+ bedrooms £103.59 £8.28 £111.87
Source: Hackney Homes (2008), LB Hackney (2008), CORE area report for Hackney (2003)
* Average for bath 1 bed and bedsit
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Comparison of Prices

3.17

3.18

3.19

3.20

1 bed
2 bed
3 bed
4 bed

The table below allows comparison of the entry level costs of buying and renting in
Hackney, by presenting the cost as a weekly figure. For owner-occupation this is the
calculated typical weekly cost of an entry level repayment mortgage on a house of the
value in question. The interest rate used was 5.9%, based upon products with a 15%
deposit offered by leading banks in February 2009.

The figures for owner-occupation also include service charges. For simplicity, the same
charge is used for all sizes of property, at £90 per calendar month. However, this was only
applied in proportion to the number of purpose built flats within the stock of each bedroom
size (as identified by the survey) and so the overall additional charges applied across the
stock were £8.07 per week for one bedroom, £9.11 for two bedroom, £7.45 for three
bedroom and £0.62 for four bedroom dwellings.

For new build property, this was calculated as a cost difference on a Borough-wide basis,
as an average across all sizes, due to the lack of sufficient volumes of current entry level
new build of larger dwellings in the Borough. This premium, found to be approximately 13%
in the case of Hackney, was then applied to the resale prices for each dwelling size. It
should be noted that this premium may not remain constant given the economic downturn.

The cost of intermediate rent and shared ownership in Hackney was provided by the
Council. The weekly cost of shared ownership accommodation includes service charges.

Table 3.8 Weekly entry level costs of housing in Hackney

Intermediate Shared

Social rent rent ownership Private rent Buy (resale) Buy (new)
£79 £162 £178 £190 £226 £255
£89 £170 £198 £260 £283 £319
£96 £183 £281 £330 £352 £397
£112 not available not available £380 £518 £586

Sources: Social rent: Hackney Homes (2008), LB Hackney (2008), CORE area report for Hackney (2008)
Intermediate rent and shared ownership: LB Hackney (2008/09), Fordham Research (2003)
Private rent & buy: rightmove.co.uk (21/10/08), Fordham Research (2009)

Newhbuild: rightmove.co.uk (21/10/08), Fordham Research (2009)
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Summary

3.21

3.22

3.23

Information from the Land Registry indicates that average property prices in the London
Borough of Hackney are significantly above average for England, but well below the
London-wide, North London and Inner London averages. There is also significant variation
within the Borough, with particularly high prices found in Shoreditch, western parts of Stoke
Newington and Kingsland.

The average sale price of a dwelling in Hackney was £296,210 in the fourth quarter of
2008, and prices in the Borough were found to have been rising rapidly over the past
decade, broadly in line with London prices. Although the impact of the economic downturn
on prices (as of quarter four 2008) is not comparable with the increase seen in the last ten
years, the number of dwellings sold has decreased to its lowest level for many years.

It was found that entry-level prices ranged from £175,000 for a one bedroom property up to
£415,000 for four bedrooms. Entry-level weekly rents in the private sector varied from £190
(one bed) to £380 (four beds). Social rents were significantly lower than this at an average
of £79 per week for a one bedroom property rising to £112 for a four bedroom property.
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4. Key survey findings

Introduction

4.1

This chapter sets out some of the main findings from the survey of local households.
Throughout the analysis tabulations are made along with tenure. Where possible figures
are compared with information at a national and regional level from the Survey of English
Housing (SEH). Additional information relating to sub-area detail can be found in Appendix
A1, while further information on housing circumstances and the accessibility of services can
be found in Appendix A3.

Type of housing

4.2

4.3

4.4

The table below shows current accommodation types in the Borough. The table shows that
a very large proportion of households live in flatted accommodation (75.6% of households).
The 2005/06 Survey of English Housing suggested that nationally 16.7% of households live
in flats, rising to 44.9% in London, still well below the figure for Hackney. Terraced houses
account for the next highest proportion of properties, at 18.5% of the total stock. There are
only very small numbers of detached and semi-detached dwellings in the Borough.

Table 4.1 Dwelling type

Dwelling type Number of households % of households
Detached 1,232 1.3%
Semi detached 3,503 3.7%
Terraced 17,399 18.5%
Purpose-built flat 49,346 52.4%

Flat in converted or shared house 19,433 20.6%

Flat in commercial building 1,644 1.7%

Flat in converted other building 858 0.9%
Other 825 0.9%
Total 94,240 100.0%

Source: Fordham Research Hackney household survey (2008)

Due to the small number of respondents to the survey living in detached houses, responses
for those living in this household type have been considered together with those living in
semi-detached dwellings for the remainder of the analysis.

The housing stock in the Borough is mostly rented, with only 28.6% of dwellings overall
being owned by the household living there. However, some types of dwelling are more
likely to be owner-occupied than average, with just over half (52.2%) of terraced houses in
owner-occupation.
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4.5 As might be expected, more than a third (36.5%) of flats converted from other types of
building are privately rented. However, one of the most striking findings is that nearly two
thirds of purpose built flats in Hackney are rented from either the Council or a Registered
Social Landlord, and only 17.7% are owned by the occupants.

Figure 4.1 Tenure split by dwelling type

Detached / semi-

0 0 0 0 0 0
detached (4,735) 21.5% 19.4% 21.8% 16.2% | 12.5%
N
Terraced (17,399) 24.2% 28.0% ! 11.4% 21.2% 11.8% g

] o <2

Purpose built flat (49,346) s 12.6% 35.7% 24.7% 16.0% JE

Other flat (22,760) | 9.2% 22.7% 7.7% 23.6% 28.7% 7.8%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

O Owner occupied (no mortgage) @ Owner occupied (with mortgage)
B Shared ownership O Council rented

ORSL rented O Private rented (no LHA)

H Private rented (LHA)

Source: Fordham Research Hackney household survey (2008)

Household type and size

4.6 The table below shows the household type breakdown in the Borough. The most dramatic
difference from the national statistics (from 2001) is that the proportion of single non-
pensioner households in Hackney (30.3%) is almost double that found nationally (15.7%).

4.7 There are also many more households containing two or more adults and no children
(when those households containing a couple with children and other multiple adult
households are combined), and considerably fewer pensioner households and families of
all types, except lone parent families.

4.8 Note that throughout this report ‘multiple adult’ households are defined as those
households containing two or more adults and no children or pensioners, excluding
households containing only a couple.
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4.9

4.10

Table 4.2 Household type

Household type

Single pensioner

2+ pensioners

Single non-pensioner
Multiple adult
Couple, no children
Lone parent family
2+ adults, 1 child

2+ adults, 2+ children
Total

Number