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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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Table S1 Number of households in each tenure group 

Tenure 
Total number 
of households 

% of 
households 

Number of 
returns 

% of 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  
** Figure approximate: 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. 
 

Figure S1 Sub-areas of Hackney 

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

 
 

© Crown Copyright 
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The Local Housing Market 

8. 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. 

 
9. 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%).  

 
10. 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). 

 
11. 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). 

 
12. However it is worth noting that the number of dwellings sold in the Borough in the fourth 

quarter 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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Figure S2 Changes in mean house prices in Hackney: Q1 1996 – Q4 2008* 
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Source: CLG (1996-2008), Land Registry (Q4 2008), Fordham Research (2008)  

* Figures 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. 

 

Table S2 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 (2008) 

 
14. 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. 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. 

 
17. 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’holds needing or 

likely to move 
Total households 

% needing or likely 

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) 

 
18. 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. 
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Financial Information 

19. 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. 

 
20. 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 
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Source: Fordham Research Hackney household survey (2008)  
* Annual gross household income including any non-housing related benefits 

 
21. 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. 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 
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Source: Fordham Research Hackney household survey (2008) 

 
25. 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. 

 



Execut ive Summary 

Page 9 

26. 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 
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Source: Fordham Research Hackney household survey (2008) 

 
27. 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. 
 
28. 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). 

 
29. 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 
 
30. 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. 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). 

 
32. 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. 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. 

 
35. 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. 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. 

 
39. 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. 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.  

 
41. 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. 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. 

 
44. 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. 

 
45. 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. 

 
46. 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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Figure S6 Estimated PPS3 requirements: Hackney 
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London Borough of Hackney – Housing Needs Assessment  2008 

Page 14 

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 

·  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 accommodation. 

 
Older Person 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 

·  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. 

 
BME Groups 

·  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. 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. 

 
52. 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. 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. 

 
54. 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. 

 
55. 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. 
 
56. 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. 

 
57. 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. 

 
58. 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. 

 
59. 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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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. 

 
60. 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. 

 
61. 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. 

 
62. 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. 

 
 
 



London Borough of Hackney – Housing Needs Assessment  2008 

Page 18 



SECTION A:  CONTEXT 

Page 19 

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 
 
 

Introduction 

1.1 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 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. 

 
1.3 This report also assesses current prices and rents in the local area, providing a background 

to the affordability of local housing. 
 
1.4 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. 

 
1.5 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. 

 
1.6 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 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) 

 
1.8 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 
 

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

o The likely profile of household types requiring market housing 
o The size and type of affordable housing required 

 

1.9 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. 

 
1.10 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). 

 
1.11 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 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. 

 
1.13 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 
 
 

Introduction 

2.1 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.  

 
2.2 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.  

 
2.3 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. 

 
2.4 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. 

 
2.5 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 households 

% of 

households 

Number of 

returns 
% of 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  
** Figure 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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2.11 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. 

 
2.12 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. 

  
2.13 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 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. 

 
2.16 A variety of additional information from the survey broken down by sub-area can be found 

in Appendix A1. 
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Figure 2.1 Sub-areas of Hackney 

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

 

Table 2.2 Sub-areas of Hackney: List of wards 

Stoke Newington North East Homerton 
Shoreditch and 

Shoreditch NDC area 

Brownswood 

Clissold 

Dalston 

Lordship 

Stoke Newington Central 

Cazenove 

Hackney Downs 

Leabridge 

New River 

Springfield 

Chatham 

Hackney Central 

King’s Park 

Victoria 

Wick 

De Beauvoir* 

Haggerston* 

Hoxton* 

Queensbridge 

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

 
 

© Crown Copyright 
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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 A1. 
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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 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 (4th quarter 2008) 

Area Average price 
Comparison with 

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 (Q4 2008) 
 

3.3 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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Figure 3.1 Average house prices in Hackney and London: Land Registry 

 
Source: Land Registry (Q4 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. 

 

Figure 3.2 Residential property prices in Hackney (by postcode sector) 

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

© Crown Copyright 

© Crown Copyright 
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3.5 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. 

 
3.6 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* 
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Source: CLG (1996-2008), Land Registry (Q4 2008), Fordham Research (2009)  

* Figures for Q4 2008 are preliminary and adjusted to allow for late additions 

 
3.7 However it is worth noting that the number of dwellings sold in the Borough in the fourth 

quarter 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. 

 
3.8 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 (4th 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 (Q4 2008)  * no detached properties sold in Q4 2008 

 
 

Entry-level market costs 

3.10 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. 

 
3.11 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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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) 

 
3.12 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. 

 
3.13 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. 

 
3.14 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 (2008) 

 
 

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 (2008) 
* Average for both 1 bed and bedsit 
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Comparison of Prices 

3.17 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. 

 
3.18 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.  

 
3.19 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.  

 
3.20 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 

 Social rent 
Intermediate 

rent 

Shared 

ownership 
Private rent Buy (resale) Buy (new) 

1 bed £79 £162 £178 £190 £226 £255 

2 bed £89 £170 £198 £260 £283 £319 

3 bed £96 £183 £281 £330 £352 £397 

4 bed £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 (2008) 

Private rent & buy: rightmove.co.uk (21/10/08), Fordham Research (2009) 
Newbuild: rightmove.co.uk (21/10/08), Fordham Research (2009) 
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Summary 

3.21 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. 

 
3.22 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. 

 
3.23 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 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) 

 
4.3 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. 

 
4.4 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 
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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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Table 4.2 Household type 

Household type 
Number of 

households 
% of households 

Single pensioner 10,282 10.9% 
2+ pensioners 1,927 2.0% 
Single non-pensioner 28,574 30.3% 
Multiple adult 18,069 19.2% 
Couple, no children 9,480 10.1% 
Lone parent family 12,936 13.7% 
2+ adults, 1 child 4,872 5.2% 
2+ adults, 2+ children 8,100 8.6% 
Total 94,240 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 

Table 4.3 Census 2001 National household type 

Household type England 

Single pensioner 2,939,465 14.4% 

2+ pensioners 1,908,837 9.3% 

Single non-pensioner 3,210,799 15.7% 

2+ adults, no children 3,712,462 18.2% 

Lone parent 1,934,878 9.5% 
2+ adults, 1 child 1,833,079 9.0% 

2+ adults, 2+ children 2,877,698 14.1% 

Other households 2,034,209 9.9% 

Total 20,451,427 100.0% 

Source: Census (2001) 

 
4.9 The figure below shows household type by tenure. As can be seen, there is considerable 

variation. Lone parent families and single pensioners are overwhelmingly likely to live in 
social rented housing – in the case of lone parents more than three quarters live in this type 
of accommodation. Meanwhile, a significant proportion of households that do not contain 
pensioners or children live in privately rented accommodation, in the case of multiple adult 
households more than a third. 

 
4.10 Couples without children and pensioners are more likely than others to own their own 

homes. Unlike any other household type, more than half of couples without children 
(55.6%) have a form of housing involving some form of equity, including 3.1% in shared 
ownership. 
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Figure 4.2 Tenure and household type 
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Source: Fordham Research Hackney household survey (2008) 

 
4.11 The average (mean) household size in Hackney was estimated from the survey to be 2.28. 

This figure is just below the most recent national estimates of around 2.4 persons per 
household. The figure below shows the number of people per household for each tenure.  

 
4.12 The smallest households were found in the shared ownership sector, where 84.1% of all 

households contained just one or two people. Those households in the private rented 
sector on LHA are the largest, with 16.2% of those households containing five or more 
people. 
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Figure 4.3 Tenure and household size  
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Source: Fordham Research Hackney household survey (2008) 

 
4.13 The table below shows the average household size for dwellings of each size (by number 

of bedrooms) in Hackney. 
 

Table 4.4 Average (mean) people per household by 
dwelling size 

Bedrooms Mean household size 

1 bedroom 1.23 
2 bedrooms 2.08 
3 bedrooms 3.07 
4 bedrooms 3.84 
5 bedrooms 4.41 
6 or more bedrooms 5.97 

Total 2.28 

Source: Fordham Research Hackney household survey (2008) 

 
 

Length of residence and recent movers 

4.14 The tables below show the length of residence by tenure for Hackney (from survey data) 
and at a national level from the Survey of English Housing. It should be noted that the 
figures are not directly comparable as the length of residence variables are not categorised 
in the same way. 
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4.15 At the time of the survey an estimated 20,771 households in Hackney (22.1%) had been 
resident at their current address for less than two years, and 13.3% for less than one year. 
This figure is substantially higher than the most recent SEH data which suggests that on 
average 9.6% of households (as we can see from the table below) at a point in time will 
have been resident at their address for less than one year. 

 
4.16 A total of 34.1% of all private renters not claiming Local Housing Allowance (LHA) had 

moved in the past year; this compares to just 6.1% of all owner-occupiers. This is a similar 
picture to that shown by the Survey of English Housing. More than two thirds of social 
renters (66.8%) had lived at their current address for more than five years, almost as high a 
proportion as that for owner-occupiers overall (73.4%). 

 

Table 4.5 Length of residence of household by tenure: Hackney 

Length of residence 

Tenure Less than 
a year 

1 to 2 
years 

2 to 5 
years 

Over 5 
years 

Total 

Owner occupied (no mortgage) 1.1% 1.7% 6.4% 90.8% 100.0% 
Owner occupied (with mortgage) 8.9% 9.6% 17.9% 63.5% 100.0% 
Shared ownership 21.9% 16.4% 29.5% 32.2% 100.0% 
Council rented 9.3% 6.0% 19.2% 65.6% 100.0% 
RSL rented 6.9% 3.5% 21.5% 68.1% 100.0% 
Private rented (no LHA) 34.1% 23.3% 30.0% 12.5% 100.0% 
Private rented (LHA) 25.7% 2.5% 33.0% 38.7% 100.0% 

13.3% 8.8% 20.9% 57.1% 100.0% 
Total 

12,497 8,274 19,704 53,765 94,240 

Source: Fordham Research Hackney household survey (2008) 

 

Table 4.6 Length of residence of household by tenure: England 

Length of residence (‘000s of households) 

Tenure Less than 
a year 

1 to 3 
years 

3 to 5 
years 

Over 5 
years 

Total 

Owner-occupied (no mortgage) 2.1% 5.5% 5.1% 87.4% 100.0% 
Owner-occupied (with mortgage) 6.8% 17.5% 14.7% 61.0% 100.0% 
Social rented (Council) 8.2% 14.8% 12.2% 64.7% 100.0% 
Social rented (RSL) 10.9% 18.0% 14.6% 56.5% 100.0% 
Private rented 38.4% 31.2% 9.4% 20.9% 100.0% 

9.6% 15.2% 10.9% 64.3% 100.0% 
Total 

2,011 3,178 2,270 13,448 20,906 

Source: Survey of English Housing (2005-2006) 

 
4.17 In terms of tenure mobility, the most common type of move was from one private rented 

property to another (7,213 households in the last two years). There was also a fair degree 
of movement within the social rented sector. Overall, movement within sectors was more 
common than movement between them. 
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4.18 Just over two thirds (67.1%) of all moves involved the private rented sector – households 
moving into it, out of it or within it – showing how important the sector is in providing 
mobility in the housing market. This is particularly clear when it is also considered that only 
22.6% of the occupied dwellings in Hackney are estimated to be private rented in total. 

 
4.19 Importantly, very few newly forming households (or indeed social renters) are able to move 

directly into owner-occupation. Nearly three quarters of moves into this tenure (74.6%) 
come instead via private renting. About 41.7% of newly forming households move into 
social rented accommodation, significantly above the national average of around 23%. 

 

Table 4.7 Previous tenure by current tenure (households moving in past two years), 
including those moving both into and within Hackney 

Previous tenure 

Tenure Owner-
occupied 

Council 
rented 

RSL 
rented 

Private 
rented 

Newly 
forming Total 

Owner-occ. (no mortgage) 176 34 0 54 12 277 
Owner-occ. (w/ mortgage) 1,304 0 16 1,424 440 3,185 
Shared ownership 13 0 46 506 35 600 
Council rented 0 1,019 219 533 1,644 3,415 
RSL rented 89 356 472 428 950 2,296 
Private rented 388 143 117 7,213 3,138 10,998 

Total 1,972 1,552 870 10,158 6,220 20,772 

Source: Fordham Research Hackney household survey (2008)   
N.B. Households moving within the same broad sector are shown in bold 

 
4.20 Data on recent moves was also gathered by the 2003 survey carried out in Hackney. While 

it is not possible to compare data for the two year period shown above (since the data in 
2003 was collected for moves over a three year period), both surveys collected data 
detailing the proportion of households moving in the past five years. This comparison is 
shown in the table below. 

 
4.21 As can be seen, moves in the private rented sector almost doubled, while moves in other 

sectors, notably the social rented sector, decreased. Overall there was a small increase, of 
7.5%. 
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Table 4.8 Past moves (including those moving both into and within Hackney):  
Comparison of 2003 and 2008 

Tenure 
Moves in past 5 years 

(2003 survey) 
Moves in past 5 years 

(2008 survey) 
%age change 

Owner-occupied* 1,989 1,648 � 17.2% 
Social rented 3,780 2,945 � 22.1% 
Private rented 1,759 3,502 +99.1% 

Total 7,528 8,095 +7.5% 

Source: Fordham Research Hackney household survey (2008), Fordham Research Hackney household survey (2003)  
* Includes shared ownership 

 
4.22 Returning to the 2008 survey, it is also possible to look at the previous locations of 

households who have moved home in the past two years – this is shown in the figure 
below. In total 52.9% of household moves were from within Hackney, showing a relatively 
high level of containment of moves within the Borough considering its location within Inner 
London. 

 
4.23 Of those migrating into the Borough, the majority of these (62.5%) came from other parts of 

London, while direct international migration made up a relatively small proportion (10.9%) of 
these moves. 

 

Figure 4.4 Location of previous home (movers in past two years) 
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Source: Fordham Research Hackney household survey (2008) 

 
4.24 It is of interest to look at the characteristics of households arriving in the Borough from 

elsewhere, in comparison to those moving within the Borough. The series of tables which 
follows summarise the differences between these groups. 
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4.25 Firstly looking at tenure, it is clear that the vast majority of moves into the social rented 
sector (as might be expected) come from existing Borough residents. Virtually every 
household arriving in Hackney from outside the UK (98.4%) in the last two years has (at 
least initially) moved into private rented accommodation. 

 
4.26 However, only 36.5% of moves into owner-occupied accommodation (with or without a 

mortgage) came from existing Hackney residents and only 38.7% of moves into shared 
ownership dwellings. This is clearly an important consideration to bear in mind when, for 
example, formulating policies to help existing Borough residents onto the housing ladder. 

 

Table 4.9 Tenure of households moving into Hackney in last two years 

Previous Location 
Tenure 

Hackney London UK Abroad 

All moving 

households 

Owner occupied (no mortgage) 79.1% 20.9% 0.0% 0.0% 100.0% 277 

Owner occupied (w/ mortgage) 32.8% 45.7% 21.0% 0.5% 100.0% 3,185 

Shared ownership 38.7% 61.3% 0.0% 0.0% 100.0% 600 

Council rented 86.2% 6.4% 7.5% 0.0% 100.0% 3,415 

RSL rented 74.3% 18.3% 7.4% 0.0% 100.0% 2,296 

Private rented 44.0% 32.7% 13.7% 9.5% 100.0% 10,998 

Total 52.9% 29.5% 12.5% 5.1% 100.0% 20,772 

Source: Fordham Research Hackney household survey (2008) 

 
4.27 Examining household type, the most notable trend is that families with children make up a 

much larger proportion of movers from within Hackney than from outside. This trend, 
however, is largely created by lone parent families, which make up 19.4% of all moves 
taking place entirely within Hackney. A total of 11.4% of moves from other parts of London 
are by two parent families, compared with just 9.0% within the Borough. 

 
4.28 Just over half of all households arriving from abroad are in multiple adult households, rising 

to 61.0% if couples without children are included in that total and most of the remainder are 
single non-pensioners. 
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Table 4.10 Household types of households moving into Hackney in last two years 

Previous Location 
Household type 

Hackney London UK Abroad 

All moving 

households 

Single pensioner 4.5% 1.0% 2.9% 0.0% 3.0% 626 

2+ pensioners - - - - - - 

Single non-pensioner 34.3% 40.3% 39.9% 35.2% 36.8% 7,640 

Multiple adult 21.6% 27.2% 27.8% 50.5% 25.5% 5,305 

Couple, no children 11.2% 16.5% 20.4% 10.5% 13.9% 2,886 

Lone parent family 19.4% 3.7% 7.3% 0.0% 12.3% 2,547 

2+ adults, 1 child 3.7% 5.2% 1.1% 3.8% 3.8% 791 

2+ adults, 2+ children 5.3% 6.2% 0.6% 0.0% 4.7% 977 

Total 100.0% 100.0% 100.0% 100.0% 100.0% 20,772 

Source: Fordham Research Hackney household survey (2008) 

 
4.29 Finally, the table below shows median income for each group of movers. As can be seen, 

those moving within the Borough have the lowest incomes and savings, closely followed by 
those moving from other parts of the UK into London. Those moving from other parts of 
London and from outside the UK generally have higher incomes and savings. Further 
information on household incomes in Hackney may be found in Chapter 5. 

 

Table 4.11 Income and savings of moving households 

Previous location Median income Median savings 

Hackney £16,057 £231 

London £33,715 £406 

UK £20,216 £273 

Abroad £27,452 £533 

All moving households £21,731 £303 

Source: Fordham Research Hackney household survey (2008) 

 
 

Reasons for moving into or out of the study area 

4.30 The chart below breaks down the reasons for moving for those households that moved into 
the Borough in the last two years, and those expecting to move out of the Borough in the 
next two years. This latter group will be discussed further in Chapter 11, but it is useful here 
to compare the two groups side-by-side. 

 
4.31 Those moving into the Borough were much more likely than those leaving the Borough to 

be moving for employment or to study. This would suggest that the Borough’s attractions 
for incomers are primarily linked to the presence of jobs and higher education institutions 
either in the Borough or nearby. The proportion moving into the Borough to live 
independently also suggests that housing in Hackney is, overall, more attractive than the 
surrounding area for newly forming households. 
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4.32 Those moving out of Hackney were more likely to be moving to find a more pleasant living 
environment (cited by 40%), to live in a dwelling which is larger or has a garden, or 
alternatively to move to a safer area, suggesting that Hackney’s weaknesses in terms of 
attracting and retaining residents are principally environmental. This, however, is to some 
extent an expected finding for any Borough in a heavily urban area. 

 
4.33 Both those groups moving in and those moving out of the Borough contained similar 

proportions that were moving in order to be closer to friends or family. Movement into a 
primary and secondary school catchment area is not shown below (since it ranked only 
twelfth overall as a reason to move in or out of the Borough), but was a factor for 9% of 
those moving out of the Borough, compared to just 2% of those moving in. 

 

Figure 4.5 Top ten reasons for moves across the Borough boundary: percentage of all 
moving households* citing each reason 
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Source: Fordham Research Hackney household survey (2008) * Both within previous two years or expected within next two years 
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Overcrowding and under-occupation 

4.34 Levels of overcrowding are measured using the ‘bedroom standard’ (see the Glossary for a 
full definition). Essentially this is the difference between the number of bedrooms needed to 
avoid undesirable sharing and the number of bedrooms actually available to the household. 
Using the same standard it is also possible to study under-occupation – in this study it is 
assumed that any household with more than one spare bedroom is under-occupying their 
dwelling. 

 
4.35 The table below shows a comparison between the numbers of bedrooms in each home 

against the number of bedrooms required for all households. 
 

Table 4.12 Overcrowding and under-occupation 

Number of bedrooms in home Number of bedrooms 

required 1 2 3 4+ Total 

1 bedroom 26,692 15,585 6,212 1,680 50,168 

2 bedrooms 2,423 12,170 6,589 1,969 23,151 

3 bedrooms 249 3,069 8,119 1,727 13,165 

4+ bedrooms 22 618 1,951 5,164 7,756 

Total 29,386 31,443 22,872 10,539 94,240 
 

KEY:  Overcrowded households  Under-occupied* households 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households with two or more bedrooms above the bedroom standard 

 

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

 

4.36 The estimated numbers of overcrowded and under-occupied households are as follows: 
 

·  Overcrowded: 9.6% of households = 9,018 households 

·  Under-occupied: 11.0% of households = 10,371 households 

 
4.37 The latest SEH data on overcrowding suggests that nationally around 2.5% of households 

are overcrowded. The figure for Greater London at 6.6% is more closely comparable to the 
situation in Hackney, but still significantly lower. 

 
4.38 The table below shows the tenure of overcrowded and under-occupied households. Nearly 

two-thirds (65.4%) of all overcrowded households are found in subsidised housing, either in 
social housing or in the private rented sector supported by Local Housing Allowance. In 
both the RSL and Council rented sectors, about 12% of households are overcrowded and 
about 10-11% in the private rented sector (with or without Local Housing Allowance). 
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4.39 In terms of under-occupation the reverse is true; well over half (58.2%) of under-occupied 
households are found in the owner-occupied sector, including more than a third of all 
households living in their own home without a mortgage. Although only 7.0% of social 
rented properties are under-occupied, the large size of the stock involved means that this 
amounts to nearly a third (29.8%) of all under-occupation in the Borough. 

 

Table 4.13 Tenure of overcrowded and under-occupied households 

Occupancy level 
Tenure 

Overcrowded (neither) Under-occupied* 

Owner occupied (no mortgage) 5.1% 8.1% 31.8% 

Owner occupied (with mortgage) 9.2% 18.2% 26.1% 
Shared ownership 0.8% 2.0% 0.3% 

Council rented 30.4% 23.9% 17.0% 

RSL rented 30.0% 24.0% 12.8% 

Private rented (no LHA) 19.5% 19.1% 9.3% 

Private rented (LHA) 5.0% 4.6% 2.8% 

100.0% 100.0% 100.0% 
Total 

9,018 74,851 10,371 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households with two or more bedrooms above the bedroom standard 

 

Figure 4.6 Overcrowding and under-occupation by tenure 
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Source: Fordham Research Hackney household survey (2008) 

*Under-occupied refers to households with two or more bedrooms above the bedroom standard 
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4.40 The level of overcrowding varies surprisingly little by dwelling type, although purpose-built 
flats are the most frequently overcrowded, at 11.3%. It is worth pointing out that despite 
this, 79.4% of all overcrowding occurs in flats due to their predominance in the stock. 

 
4.41 Under-occupation is most frequent in houses, with nearly a third of all terraced houses 

classed as under-occupied. Only a small proportion of flats of any type are under-occupied, 
but they total 35.2% of all under-occupation in the Borough. 

 

Table 4.14 Overcrowding and under-occupation by dwelling type 

 Overcrowded (neither) Under-occupied* Total 
Detached / Semi 7.7% 70.3% 22.0% 100.0% 4,735 

Terraced 8.6% 58.8% 32.7% 100.0% 17,399 

Purpose-built flat 11.3% 82.4% 6.3% 100.0% 49,346 

Converted flat 6.9% 90.8% 2.3% 100.0% 22,760 

Total 9.6% 79.4% 11.0% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households two or more bedrooms above the bedroom standard 

 
4.42 The most frequently overcrowded households are those with children, particularly two 

parent families; in this group almost a quarter of households are overcrowded. 63.0% of 
overcrowded households in the Borough overall contain children. Multiple adult households 
also show a high level of overcrowding, accounting for almost all of the remainder. 

 
4.43 Pensioner households are rarely overcrowded, but very often under-occupied, with more 

than half of multiple pensioner households falling into this category. Couples without 
children also show a high level of under-occupation, at 28.4%. 

 

Table 4.15 Overcrowding and under-occupation by household type 

 Overcrowded (neither) Under-occupied* Total 
Single pensioner 0.0% 77.1% 22.9% 100.0% 10,282 
2+ pensioners 0.7% 45.0% 54.3% 100.0% 1,927 
Single non-pensioner 0.0% 93.9% 6.1% 100.0% 28,574 
Multiple adult 18.4% 74.7% 6.9% 100.0% 18,069 
Couple, no children 0.0% 71.6% 28.4% 100.0% 9,480 
Lone parent family 19.4% 78.5% 2.1% 100.0% 12,936 
2+ adults, 1 child 24.9% 64.9% 10.2% 100.0% 4,872 
2+ adults, 2+ children 24.3% 69.6% 6.2% 100.0% 8,100 

Total 9.6% 79.4% 11.0% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households two or more bedrooms above the bedroom standard 
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Economic status 

4.44 For this section, each household has been classified into one of four groups based on the 
economic status of their occupants, as shown in the table below. 

 

Table 4.16 Economic Status – Classification of households 

Classified as Description of Household 

Employed At least one employed person. 

Retired No employed people, but at least one retired person. 

Unemployed No employed or retired people, but at least one unemployed person. 

Other 
No employed, retired or unemployed people. An example of this could be a 
household containing only students, or those with a long term limiting illness. 

Source: Fordham Research 

 
4.45 The figure below summarises economic status by tenure; as can be seen there is 

considerable variation. Very few unemployed households are found in owner-occupied or 
privately rented property not supported by Local Housing Allowance; 79.9% of these 
households are in the social rented sector and a further 13.2% in the private rented sector 
on Local Housing Allowance. Retired households also tend to be found in these three 
tenures (74.3% overall), but there are also a significant number (21.0%) in the owner-
occupied sector without a mortgage. 

 
4.46 Just 48.2% of all households in dwellings rented from an RSL contain an employed 

member, falling further to 36.9% in dwellings rented from the Council, or 35.9% of those in 
the private rented sector on Local Housing Allowance. In contrast, 88.9% of those 
households in the private rented sector without housing-related benefits were in 
employment. 
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Figure 4.7 Tenure and economic status of household 
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Source: Fordham Research Hackney household survey (2008) 

 
 

Housing costs 

4.47 The survey asked a series of questions about how much households currently pay for their 
housing, including service charges. The chart below shows estimates of the amount of 
rent/mortgage paid by households by tenure. Figures exclude owner-occupiers without a 
mortgage, who in most cases have no housing costs. 

 
4.48 The median annual cost of each tenure is also shown below, again including service 

charges. The three market tenures are all surprisingly similar in median cost, with social 
rented housing some distance below. The lowest cost dwellings were rented from the 
Council rather than RSLs. 

 
4.49 It should be noted that the figures for owner-occupation, while excluding those not paying 

any mortgage at all, do include those paying mortgages which may have been started over 
a decade ago with a relatively low current annual cost. 
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Figure 4.8 Distribution of housing costs, including service charges, by tenure 
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Median cost* £10,384 £10,161 £4,211 £4,755 £9,816 

Source: Fordham Research Hackney household survey (2008) * Annual, including any service charges 

 
4.50 Due to the issue mentioned above, that older mortgages are lower in cost, the analysis was 

repeated for only those moving in the last two years. Due to the smaller sample used here, 
particularly for shared ownership, the exact figures generated should be treated with 
caution. 

 
4.51 However, it does clearly show that a recently commenced mortgage is on average about 

25% more expensive than renting privately, at approximately £13,863 per annum. Private 
renting is only slightly less expensive than shared ownership on average, but both are 
much more expensive than social renting. Again, renting from an RSL is shown to be 
slightly more expensive than renting from the Council, although this may be due to differing 
stock profiles. 
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Figure 4.9 Distribution of housing costs, including service charges, by tenure – those 
households moving in the last two years 
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Source: Fordham Research Hackney household survey (2008) * annual, including any service charges 

 
 

Summary 

4.52 The household survey collected a significant amount of data about the resident household 
population. Some of the main findings are summarised below: 

 

·  A large majority of households (75.6%) live in flatted accommodation. This is 
significantly higher than the national or London average. Households living in 
houses are more likely to be owner-occupiers with those in flats more likely to be 
private renters or social tenants.  

·  About 12.9% of all households are ‘pensioner-only’, and about 27.5% contain 
children. Lone parent households were found to be concentrated in the social rented 
sectors. 

·  Analysis of household moves in the last two years shows that private rented tenants 
not claiming Local Housing Allowance are the most mobile. Around 34.1% of these 
private renters had moved home in the past year. 

·  67.1% of all moves involved the private rented sector – households moving into it, 
out of it or within it. 
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·  Moves into the Borough tended to be motivated by economic or educational factors; 
moving closer to work, college or university. 

·  Motives for moves out of the Borough were more likely to include environmental 
factors, such as the desire for more space or a garden, or just to find generally safer 
or more pleasant an environment. 

·  The level of overcrowding recorded in Hackney, at 9.6%, is significantly above the 
national average and also higher than the SEH estimate of 6.6% for Greater 
London. 

·  The proportion of households containing an employed person varied significantly 
across tenures. While nearly all (96.2%) of households with a mortgage contained 
an employed person, this fell to 36.9% in the Council rented sector, and 48.2% in 
the RSL rented sector. 

·  Those buying with a mortgage had the highest housing costs, at a median of 
£10,384 per annum, although those renting privately paid only slightly less at 
£9,816. Shared ownership costs were between the two, at £10,161. 

·  Just looking at those moving in the last two years, the cost of a new mortgage was 
about 25% higher than the cost of a new private let, and both were considerably 
more expensive than renting in the affordable sector. 
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5. Financial information 
 
 

Introduction 

5.1 A key part of the housing needs and demand survey is an assessment of the financial 
situation of households. Data was therefore collected in the survey looking at a range of 
financial information (including incomes, savings and equity). This chapter contains the 
analysis of the survey results with regard to households’ financial situation. 

 
 

Household income 

5.2 The response to the survey income question was good with 83.3% of respondents 
answering this question. Survey results for household income in Hackney estimate the 
median gross household income level to be £17,846 per annum (with a mean of £28,702), 
excluding any housing related benefits. It is worth noting that households containing at least 
one person in current employment had a median income of £29,551 (mean: £39,875). The 
figure below shows the distribution of income among households in the Borough. 

 

Figure 5.1 Distribution of gross household income* 
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Source: Fordham Research Hackney household survey (2008) * Including non-housing related benefits 
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Household savings and equity 

5.3 The response to the survey savings question was also good with 82.9% of respondents 
answering this question. The median level of household savings was £365 (with a mean 
figure of £5,202), although this rose to £527 (mean: £6,155) for households containing an 
employed person. The figure below shows the distribution of savings in the Borough. 

 
5.4 It can be seen that the majority of households in Hackney have no savings, but that those 

that do frequently have access to a significant amount of funds, as would be suggested by 
the difference between the mean and median figures above. 

 

Figure 5.2 Distribution of household savings 
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Source: Fordham Research Hackney household survey (2008) 

 
5.5 The survey also collected information about the amount of equity owner-occupiers have in 

their property. The average household that owned their property (with or without a 
mortgage) had a median of £208,778 of equity (mean: £266,174); this rose to £334,190 
(mean: £392,383) for the households who had paid off their mortgage. Households living in 
shared ownership properties had a median equity level of £56,508 (mean: £69,461). 

 
5.6 Among owner-occupiers in the Borough (including those living in shared ownership 

properties), about 0.5% (130) were found to be in negative equity, and a further 0.6% (156) 
had no equity. 
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Household characteristics and income 

5.7 The table below shows median income, savings and equity by tenure. Those in the social 
rented sector show very low incomes and savings compared to other sectors, including the 
mainstream private rented sector. However the financial status of those living in private 
rented housing on Local Housing Allowance is very similar to those in the social rented 
sector. 

 
5.8 Whilst owner-occupiers with no mortgage have an average household income considerably 

lower than those with a mortgage, this group contains many older people who are not 
working but have redeemed their mortgages. These households therefore have much 
higher levels of savings and equity. 

 

Table 5.1 Household financial information by tenure 

Tenure Median income* Median savings Median equity 

Owner-occupied (no mortgage) £21,151 £2,488 £334,190 
Owner-occupied (with mortgage) £46,616 £950 £152,087 
Shared ownership £37,852 £681 £56,508 
Council rented £8,862 £57 n/a 
RSL rented £10,682 £166 n/a 
Private rented (no LHA) £29,013 £374 n/a 
Private rented (LHA) £9,465 £134 n/a 
All households £17,846 £365 £198,467 

Source: Fordham Research Hackney household survey (2008) * Annual gross excluding any housing-related benefits 

 
5.9 The figure below looks at median incomes by household type. As might be expected, 

households containing two or more adults of working age have by far the highest incomes, 
although income levels decline for those with larger families. Couples with no children living 
in the household have the highest incomes, with a median of £44,145. 

 
5.10 Pensioner households have the lowest incomes, particularly single pensioners, although 

lone parent families also typically have lower incomes than average. 
 
5.11 When the income per adult is considered (rather than per household), the picture changes 

somewhat. Here the highest income groups are single non-pensioners and couples without 
children. Multiple adult households have lower average incomes per adult than other 
households containing working age adults. 
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Figure 5.3 Median incomes by household type 
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Source: Fordham Research Hackney household survey (2008) 

 
 

Other financial information 

5.12 In addition to the information collected about income, savings and equity the survey form 
asked households whether they had access to any other financial resources which might be 
able to be used towards a deposit on a property (and if so – how much). The vast majority 
of households (96.1%) stated that they had no further access to financial resources other 
than those already analysed. 

 
5.13 Despite the majority having no access to financial resources, the minority that do (for 

example borrowing from relatives) have access to a median level of £7,083 from sources 
other than savings and equity, and about 17% of the group have more than £25,000 
available. It is therefore possible that such additional funds will be able to help a small 
number of households to afford suitable market housing without the need for any subsidy. 
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Relationship of income to housing costs 

5.14 It is of interest to study the amount of income that households are spending on their 
housing costs (whether rent or mortgage). The figure below shows the number of 
households in each tenure group by the proportion of household income (including non-
housing related benefits) spent on rents, mortgages or service charges (but excluding any 
other additional housing related costs). 

 
5.15 The figure shows that there are a significant number of households spending over 25% and 

in many cases in excess of 50% of their income on housing costs, if we exclude Local 
Housing Allowance. Households paying more than 50% are most likely to be found in the 
social rented sector, and to a lesser extent the private rented sector. 

 

Figure 5.4 Percentage of income (excluding LHA) spent on housing by tenure 
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Source: Fordham Research Hackney household survey (2008) * Based on small sample so treat with caution 

 
5.16 The above analysis does not take account of the fact that a large proportion of households 

are in receipt of Local Housing Allowance (or Income Support in the case of owners), 
enabling them to afford housing. The chart below shows the same information, but includes 
these in the calculation. As can be seen, the proportion spending more than 50% of income 
on housing is reduced, but not entirely eliminated, especially in the private rented sector.  

 
5.17 More than three quarters of households which are renting in the affordable sector spend 

less than 25% of their income. More than half (53.4%) of all households spending more 
than half of their income on housing (even when benefits are taken into account) are found 
in the private rented sector. 
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5.18 Of these 6,236 households, 46% are couples without children, and 36% are single 
households. Overall, only 28% of these households considered the expense of their 
accommodation to be a problem or a serious problem, although this was higher than for 
households in Hackney overall (19%). 

 

Figure 5.5 Percentage of income (including LHA) spent on housing by tenure 
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Source: Fordham Research Hackney household survey (2008) * Based on small sample so treat with caution 

 
 

Newly forming households’ financial situation 

5.19 There are an estimated 6,659 households in the Borough who need or are likely to move 
from within an existing household in the Borough over the next two years. The housing 
preferences and expectations of these households have been reviewed in previous 
chapters. In addition to the future preferences and expectations of newly forming 
households, the survey form collected a series of data about these households’ financial 
situation, which is presented here. 

 
5.20 The table below shows the estimated income levels of newly forming households. The table 

shows that income distribution is heavily concentrated in the lower income brackets with 
49.9% having an income of below £10,000. The median income is estimated at just £8,900 
(with a mean of £13,277). 
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Figure 5.6 Distribution of household income* of newly forming households 
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Source: Fordham Research Hackney household survey (2008) * Annual gross income including any non-housing related benefits 

 
5.21 In addition, newly forming households were asked about any other financial resources 

which might be available for a deposit/bond when buying or renting a home. 
 
5.22 It is estimated that newly forming households will have access to funds amounting to an 

average (median) of £410. There is however significant variation between different 
households in terms of likely financial resources available with 84.2% stating that they have 
no money to use as a deposit/bond and 3.6% having more than £7,500. 

 
5.23 Given the level of income and savings shown for newly forming households from the survey 

data it is clear that many will have difficulty accessing the housing market without some 
form of subsidy. However, as recognised by Guidance, this group of households can have 
rapidly changing financial situations and therefore to rely solely on the information provided 
here may not properly reflect the ability to afford of this important group. 

 
“It is difficult to estimate the incomes of future newly forming households… even if the 
information is accurate at the time of the fieldwork, the picture may well be different by 
the time the household moves to separate accommodation, because these are mainly 
young people whose circumstances change quickly.” (Local Housing Needs 
Assessment: A Guide to Good Practice, DETR (2000), p.62) 

 
5.24 Therefore the survey form also asked a ‘subjective’ question about future affordability. In 

response to this question 60.7% of newly forming households stated that they would not be 
able to afford market housing without some sort of subsidy (e.g. Local Housing Allowance).  
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Summary 

5.25 The collection of financial information is a fundamental part of any assessment of housing 
need and future housing demand. The survey estimates that median annual gross 
household income (including non-housing benefits) in Hackney is £17,846. The average 
conceals wide variations among different tenure groups with households in all types of 
social rented housing showing average incomes significantly below the Borough average. 

 
5.26 When income is compared with housing costs, the data reveals that many households 

spend more than a quarter of their income, and some more than half, on their housing 
costs. A total of 32.4% of private rented households not claiming Local Housing Allowance 
spend more than half of their income on housing. 

 
5.27 Newly forming households generally have significantly lower income levels than existing 

households, they also have low levels of funds for a deposit, although this may of course 
change quickly; households which have actually formed in the last two years show 
significantly higher income levels. However, nearly two thirds (60.7%) of newly forming 
households believe that they will not be able to afford market housing without some form of 
subsidy. 
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SECTION B: HOUSING NEED 
 
This section sets out the calculation of housing need, and analyses the housing issues of particular 
groups. 
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6. Guidance 
 
 

Introduction 

6.1 The two chapters following this one study the need for affordable housing in Hackney (both 
in terms of a backlog of need and likely future needs). This initial chapter sets out some key 
definitions which are central to both of the following chapters. Where appropriate, 
definitions have been drawn from the CLG Strategic Housing Market Assessments 
Guidance of March and August 2007 and PPS3. 

 
 

Housing need 

6.2 Housing need is defined as the number of households who lack their own housing or who 
live in unsuitable housing and who cannot afford to meet their housing needs in the market. 

 
6.3 In this assessment we have fully followed the Guidance’s definition of unsuitable housing. 

In addition we have considered those types of unsuitability which will require a move to a 
different dwelling prior to applying the affordability test. The most common such category is 
overcrowding. 

 
 

Newly arising need 

6.4 Newly arising (or future) need is a measure of the number of households who are expected 
to have an affordable housing need at some point in the future (measured annually). In this 
assessment we have used survey data about past household moves (along with 
affordability) to estimate future needs. In line with the Guidance we have split future needs 
into two groups – newly forming households and existing households. 

 
6.5 An estimate of the likely future supply of affordable housing is also made (drawing on 

secondary data sources about past lettings). The future supply of affordable housing is 
subtracted from the future need to make an assessment of the net future need for 
affordable housing. In this report we have also estimated the likely supply of Local Housing 
Allowance (LHA) supported private rented housing so as to provide an alternative output 
regarding suggested future provision. 
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Affordability 

6.6 Affordability is assessed using survey data regarding the full range of financial information 
available along with an estimate of a household’s size requirements and the cost of suitable 
market housing (to either buy or rent). Separate tests are applied for home ownership and 
private renting and are summarised below (both tests are fully in line with the advice given 
in the Guidance): 

 
6.7 Assessing whether a household can afford home ownership - A household is considered 

able to afford to buy a home if it costs 3.5 times the gross household income. Allowance is 
also made for any access to capital that can be used towards home ownership (e.g. 
savings or equity). The assessment does not consider the affordability of any service 
charges associated with the property.  

 
6.8 Assessing whether a household can afford market renting - A household is considered able 

to afford market rented housing in cases where the rent payable would constitute no more 
than 25% of gross income. 

 
 

Affordable housing 

6.9 Affordable housing includes social rented and intermediate housing, provided to specified 
eligible households whose needs are not met by the market. Affordable housing should be 
at a cost which is below the costs of housing typically available in the open market and be 
available at a sub-market price in perpetuity (although there are some exceptions to this 
such as the Right-to-Acquire). 

 
 

Changes since 2003 

6.10 It should be noted that the methodology recommended by Guidance has changed since the 
time of the last Housing Needs Survey carried out in Hackney by Fordham Research in 
2003. The outputs of the CLG Needs Model shown in the following chapters are not, 
therefore, directly comparable with the 2003 outputs. A full consideration of the change in 
the levels of housing need in Hackney since 2003 is given in Appendix A4, including an 
assessment of the 2008 survey results using the 2003 methodology. 
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Summary 

6.11 A key element of this report is an assessment of both current and future affordable housing 
needs. There are a number of definitions which are central to making estimates of need 
(such as definitions of housing need, affordability and affordable housing). All definitions 
used in this report are consistent with guidance given in the CLG Strategic Housing Market 
Assessments Guidance of March and August 2007 and PPS3. The following two chapters 
consider current and future housing need, and are followed by a chapter combining the two 
to create an overall annual need figure. 

 
6.12 In addition, Appendix A4 provides a comparison between the levels of housing need found 

in this study and in the 2003 Housing Needs Survey. Chapter 10 provides analysis of need 
for intermediate housing, and tests the effect of using different base assumptions on the 
results of the model. 
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7. Current need 
 
 

Introduction 

7.1 This chapter of the report assesses the first two stages of the needs assessment model – 
Current Need. This begins with an assessment of housing suitability and affordability and 
also considers homeless households before arriving at a total current need estimate 
(gross). An assessment of the stock available to offset this need follows, which then 
enables the net current need estimate to be calculated. 

 
7.2 It should be noted that the 2,242 student households in Hackney (those containing only 

students) are excluded from all parts of the analysis of need, since the majority of these 
households are likely to be temporary residents, and even if local residents their financial 
and housing need situation during their course (at the time of the survey) will not reflect 
their likely future situation. 

 
 

Unsuitable housing 

7.3 A key element of housing need is an assessment of the suitability of a household’s current 
housing. The CLG Guidance sets out a series of nine criteria for unsuitable housing - which 
has been followed in this report. Unsuitability is recorded through respondents identifying a 
serious problem (as opposed to just a problem) with their current accommodation, although 
over-crowding is calculated through the bedroom standard (see Glossary). 

 
7.4 It should be noted that the approach taken does vary slightly from CLG Guidance in that 

overcrowding is treated as a form of unsuitable housing, rather than being counted as a 
separate source of housing need. This change has been made to avoid double-counting of 
households that are both overcrowded and in unsuitable housing for other reasons. 

 
7.5 It is estimated that a total of 17,604 households are living in unsuitable housing. This 

represents 18.7% of all households in the Borough. The 2003 Housing Needs Survey 
estimated that 18,016 (20.7%) of all households in the Borough were living in unsuitable 
housing, although the categories used to identify unsuitable dwellings have changed 
slightly since 2003 due to changes in CLG Guidance. 

 
7.6 The figure below shows a summary of the numbers of households living in unsuitable 

housing (ordered by the number of households in each category). It should be noted that 
the overall total of reasons for unsuitability shown in the figure is greater than the total 
number of households with unsuitability, as some households have more than one reason 
for unsuitability. 
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7.7 By far the most frequent reason for households being classified as living in unsuitable 
housing in Hackney is overcrowding, a factor in just over half (50.6%) of cases of 
unsuitable housing. This is not an unusual finding for a heavily urban Local Authority area, 
but still a cause for concern. In addition to this, mobility and support needs problems, as 
well as the state of repair of housing are both significant, as shown in the chart below. 

 

Figure 7.1 Reasons for unsuitability of housing in Hackney 
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Source: Fordham Research Hackney household survey (2008) 

 
7.8 The table below shows unsuitable housing by tenure. The patterns emerging suggest that 

households living in rented accommodation are more likely to be in unsuitable housing than 
owner-occupiers, especially if living in Council or RSL rented housing. Nearly two thirds of 
all households whose housing is considered unsuitable (63.2%) are found in the social 
rented sectors; however overall those on Local Housing Allowance in the private rented 
sector are almost as likely to have problems of housing unsuitability. Levels of unsuitable 
housing were much lower than the Borough average among those living in shared 
ownership properties. 
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Table 7.1 Unsuitable housing and tenure 

Unsuitable housing 

Tenure Unsuitable 

housing 

Not unsuitable 

housing 

Total 

households 

% of tenure 

unsuitable 

housing 

% of all 

unsuitable 

housing 

Owner occupied (no mortgage) 1,349 8,481 9,830 13.7% 7.7% 

Owner occupied (w/ mortgage) 1,744 15,437 17,180 10.1% 9.9% 

Shared ownership 119 1,449 1,568 7.6% 0.7% 

Council rented 5,540 16,857 22,397 24.7% 31.5% 

RSL rented 5,583 16,404 21,987 25.4% 31.7% 

Private rented (no LHA) 2,324 14,734 17,058 13.6% 13.2% 
Private rented (LHA) 945 3,274 4,219 22.4% 5.4% 

Total 17,604 76,636 94,240 18.7% 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
7.9 The five most important reasons for unsuitability of housing in Hackney are broken down in 

the chart below by tenure. As can be seen, there is significant variation, although 
overcrowding is the dominant factor in unsuitability across the board. 

 
7.10 In the private rented sector, expense of accommodation is a much more important issue, 

and other factors are relatively unimportant compared to the total number of households 
involved. However, this is not the case for those households receiving housing related 
benefits, where significant numbers of households are found with other housing 
unsuitability problems.  

 
7.11 Reasons for unsuitability in the owner-occupied sector included the expense of 

accommodation and harassment. Unsuitability arising from mobility and support needs was 
found overwhelmingly in subsidised housing, including Council, RSL and in the benefit-
supported part of the private rented sector. 
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Figure 7.2 Major unsuitable housing categories by tenure 
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Source: Fordham Research Hackney household survey (2008) 

 
7.12 In terms of sub-areas, it is estimated that Stoke Newington, the North East and Shoreditch 

NDC area have the highest levels of unsuitable housing, and together account for about 
two-thirds (68.2%) of all households in unsuitable housing in the Borough. The lowest level 
of unsuitability was found in Shoreditch outside the NDC area. 

 

Table 7.2 Unsuitable housing and sub-area 

Unsuitable housing 

Tenure In unsuitable 

housing 

Total 

households 

% of housing in 

area unsuitable 

% of all 

unsuitable hsg. 

Stoke Newington 5,689 24,775 23.0% 32.3% 

North East 4,384 22,217 19.7% 24.9% 

Homerton 3,984 24,332 16.4% 22.6% 

Shoreditch (outside NDC area) 1,615 13,355 12.1% 9.2% 

Shoreditch (NDC area) 1,932 9,562 20.2% 11.0% 

Average 17,604 94,240 18.7% 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
7.13 The chart below shows a breakdown by sub-area of the main reasons for housing 

unsuitability. Overcrowding, the most frequent reason for unsuitable housing, is found in all 
parts of the Borough; however in Stoke Newington the expense of housing was a more 
frequent cause of problems than in any other area. Very little of the total housing need in 
Shoreditch was caused by mobility and support needs, or by harassment, when compared 
with other parts of the Borough. 

 
7.14 It should be borne in mind that due to small sample sizes these numbers are approximate. 
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Figure 7.3 Major unsuitable housing categories by sub-area 
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Source: Fordham Research Hackney household survey (2008) 

 
 

‘In-situ’ solutions 

7.15 The survey has highlighted that 17,604 households in the Borough are in unsuitable 
housing. However it is most probable that some of the unsuitability can be resolved in the 
households’ current accommodation. Households living in housing deemed unsuitable for 
the following reasons were not considered to have an in-situ solution: end of tenancy, 
accommodation too expensive, overcrowding, sharing facilities, or harassment. 

 
7.16 The survey data therefore estimates that of the households in unsuitable housing, 13,671 

(or 77.7%) do not have an in-situ solution and therefore require a move to alternative 
accommodation.  

 
 

Affordability 

7.17 Using the affordability methodology set out in the previous chapter it is estimated that 
81.7% of the 13,671 households needing to move out of unsuitable housing cannot afford 
to buy or rent on the open market without either spending more than 25% of their income 
on rent or requiring a mortgage of more than 3.5 times their income. There are, therefore, 
11,171 existing households in Hackney classified as being in current housing need. This 
represents 11.9% of all existing households in the Borough. 
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7.18 The table below shows the tenure of the 11,171 households currently estimated to be in 
housing need. The results show that social rented tenants are most likely to be in housing 
need – overall, including both those renting from the Council or RSLs, 18.0% of all 
households in this tenure are in housing need. Due to the large percentage of households 
living in this tenure, they also make up 71.3% of the total gross housing need in Hackney. 
Most of the remaining households in housing need are found in the private rented sector 
(22.5% of all need), and very few in owner-occupied dwellings. 

 

Table 7.3 Housing need and tenure 

Housing need 

Tenure 
In need Not in need Total 

% of tenure 
in need 

% of all 
need 

Owner-occupied (no mortgage) 46 9,784 9,830 0.5% 0.4% 
Owner-occupied (w/ mortgage) 575 16,606 17,180 3.3% 5.1% 
Shared ownership 67 1,502 1,568 4.2% 0.6% 
Council rented 3,802 18,595 22,397 17.0% 34.0% 
RSL rented 4,166 17,821 21,987 18.9% 37.3% 
Private rented (no LHA) 1,811 15,247 17,058 10.6% 16.2% 
Private rented (LHA) 705 3,514 4,219 16.7% 6.3% 

Total 11,171 83,069 94,240 11.9% 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
7.19 For the purposes of the Housing Needs Assessment, households considered to be in 

housing need have been split into two categories: current occupiers of affordable housing in 
need (including shared ownership), and households from other tenures in need. Some 
8,035 households fall into the former category and 3,136 into the latter category. 

 
 

Homeless households 

7.20 The Housing Needs Assessment is a ‘snapshot’ survey that assesses housing need at a 
particular point in time. There will, in addition to the existing households in need, be some 
homeless households who were in need at the time of the survey and should also be 
included within any assessment of backlog need. 

 
7.21 To assess the number of homeless households we have used information contained in 

Section E6 of the Councils’ P1(E) Homeless returns. It is important to note that this is a 
snapshot of the situation as at 31st March 2008. 
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Table 7.4 Homeless households accommodated by authority  
(Section E6, P1(E) form) 

Category 
Number of 
households 

Bed and breakfast 24 
Other nightly paid 54 
Hostel 332 
Private sector accommodation leased by authority 531 
Private sector accommodation leased by RSLs 716 
Directly with a private sector landlord 0 
Within Council’s own stock 239 
Within RSL stock 0 
Other 0 

Total 1,896 

Source: LB Hackney P1E Form (Q1 2008) 

 
7.22 Not all of the categories in the above table are added to our assessment of existing and 

newly forming households in need. This is because, in theory, they will be part of our 
sample for the survey. For example, households housed in Council accommodation should 
already be included as part of the housing need – such household addresses should 
appear on the Council Tax file from which the sample was drawn. After considering the 
various categories, we have decided there are three which should be included as part of 
the homeless element. These have been underlined in the table above. Therefore of the 
homeless households identified in the P1E form, 410 shall be considered as in housing 
need. 

 
 

Total current need 

7.23 The table below summarises the first stage of the overall assessment of housing need as 
set out by the CLG. The data shows that there are an estimated 11,581 households in 
need. Newly forming households will be taken into account as part of the future need 
calculation in the next chapter. 

 

Table 7.5 Backlog of housing need 

Step Notes Output 

1.1 Homeless households and those in temporary accommodation  410 
1.2 Overcrowding and concealed households 
1.3 Other groups 

Two steps 
taken together 

11,171 

1.4 equals Total current housing need (gross) 1.1 + 1.2 + 1.3 11,581 

Source: Fordham Research Hackney household survey (2008), LB Hackney P1E Form (Q1 2008) 
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Available stock to offset need 

7.24 The next stage in the backlog considers the stock available to offset the current need. This 
includes stock from current occupiers of affordable housing in need, surplus stock from 
vacant properties and committed supply of new affordable units. Units to be taken out of 
management are removed from the calculation.  

 
7.25 Firstly, it is important when considering net need levels to discount the 8,035 households in 

need that already live in affordable housing. This is because the movement of such 
households to more suitable dwellings within the affordable housing stock will have an 
overall nil effect in terms of housing need. However, there may be imbalances in terms of 
sizes of dwelling within this; this situation and its impact on need levels is explored in 
Chapter 9. 

 
 

Surplus stock 

7.26 A certain level of vacant dwellings is normal as this allows for transfers and for work on 
properties to be carried out. The Guidance suggests that if the vacancy rate in the 
affordable stock is in excess of 3% then these should be considered as surplus stock which 
can be included within the supply to offset need. Hackney recorded a vacancy rate in the 
social rented sector of 3.6% in the 2008 Housing Strategy Statistical Appendix (HSSA), 
suggesting a supply of a further 0.6% of the social rented stock (amounting to 276 
dwellings) could be included. 

 
7.27 It should be stated that this apparent surplus in Hackney is primarily caused by Local 

Authority properties being left empty pending demolition; this will be taken into account later 
in this section. 

 
 

Committed supply of new affordable units 

7.28 The Guidance recommends that this part of the assessment includes ‘new social rented 
and intermediate housing which are committed to be built over the period of the 
assessment’. For the purposes of analysis we have taken 2008 HSSA data showing the 

number of planned and proposed affordable units for the period 2008 - 2010 as a guide to 
new provision. 

 
7.29 Overall the 2008 HSSA data suggests that there are 1,257 affordable dwellings planned or 

proposed for this two year period, of which 579 are shared ownership and 41 intermediate 
rented. 
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Units to be taken out of management 

7.30 The Guidance states that this stage ‘involves estimating the numbers of social rented or 
intermediate units that will be taken out of management’. The main component of this step 

will be properties which are expected to be demolished (or replacement schemes that lead 
to net losses of stock). At the time of reporting the proposed number of affordable dwellings 
expected to be ‘taken out of management’ in the next two years (2008 - 2010) was 

estimated to be 351, due to a significant number of demolitions in the Borough. 
 
 

Total available stock to offset need 

7.31 Having been through a number of detailed stages in order to assess the total available 
stock to offset need in the Borough we can now bring together all pieces of data to 
complete this part of the needs assessment. The data (in the table below) shows that there 
are an estimated 9,217 properties available to offset the current need.  

 

Table 7.6 Current supply of affordable housing 

Step Notes Output 

3.1 Affordable dwellings occupied by households in need  8,035 
3.2 Surplus stock  276 
3.3 Committed supply of affordable housing  1,257 
3.4 Units to be taken out of management  (351) 
3.5 Total affordable housing stock available 3.1+3.2+3.3+3.4 9,217 

Source: Fordham Research Hackney household survey (2008), LB Hackney HSSA return (2008), Hackney Homes (2008) 

 
 

Total backlog (current) need 

7.32 In the tables above it is estimated that there is a current need to provide 11,581 units of 
affordable housing to meet the backlog of need. Current sources are estimated to be able 
to provide 9,217 of these units leaving an estimated shortfall of around 2,364 units of 
affordable housing. 

 
 

Summary 

7.33 Survey data suggests that around 17,604 households in the Borough (18.7%) are currently 
living in unsuitable housing. Of these, it was estimated that 13,671 (77.7%) would need to 
move home to find a solution to the unsuitability. 
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7.34 Within this group, an estimated 81.7% could not afford to buy or rent market housing 
without some form of subsidy and are therefore considered to be in housing need, totalling 
11,171 households. Households in the social rented sectors were most likely to be in 
housing need, making up around 70% of all households in current need in the Borough. 

 
7.35 Taking into account the number of homeless households who would not have been picked 

up by the household-based survey, 410 additional households, the total backlog need 
consists of 11,581 households. 

 
7.36 It is estimated that at the time of the survey there was a current or immediately proposed 

stock of affordable housing of 9,217 dwellings 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 was estimated that the net backlog of need for affordable 
housing is for approximately 2,364 units (11,581 �  9,217 = 2,364). 
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8. Future need 
 
 

Introduction 

8.1 In addition to the current needs discussed so far in this report there will be future need. This 
is split, as per CLG Guidance, into two main categories. These are as follows: 

 

·  New households formation (´  proportion unable to buy or rent in market) 

·  Existing households falling into need 
 
8.2 There will be a flow of affordable housing to meet this need. Calculation of the future supply 

of affordable units follows this analysis; this consists of the annual supply of social re-lets 
and intermediate housing. The following sections deal with these points in detail. 

 
8.3 As in the previous chapter, student households (those containing only students) are 

excluded from this analysis. 
 
 

New household formation 

8.4 The estimate of the number of newly forming households in need of affordable housing is 
based on an assessment of households that have formed over the past two years. Such an 
approach is preferred to studying households stating likely future intentions as it provides 
more detailed information on the characteristics of these households contributing to this 
element of newly arising need. 

 
8.5 The table below shows details of the derivation of new household formation. The table 

begins by establishing the number of newly forming households over the past two years – 
an affordability test is then applied. 

 

Table 8.1 Derivation of newly arising need from new household formation 

Aspect of calculation Number Sub-total 

Number of households moving in past two years 19,348 
Minus households NOT forming in previous move �  14,043 5,305 
Times proportion unable to afford 83.3% 

Estimate of newly arising need 4,420 

Annual estimate of newly arising need 2,210 

Source: Fordham Research Hackney household survey (2008) 
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8.6 The table above shows that an estimated 5,305 households have been newly formed within 
the Borough over the past two years (2,653 per annum). Of these it was estimated that 
2,210 per annum were unable to afford market housing without some form of subsidy – this 
represents the annual estimate of the number of newly forming households falling into 
need. 

 
 

Existing households falling into need 

8.7 This is an estimate of the number of existing households who will fall into housing need 
over the next two years (and then annualised). The basic information for this is households 
who have moved home within the last two years and affordability. A household will fall into 
need if it has to move home and is unable to afford to do this within the private sector 
(examples of such a move will be because of the end of a tenancy agreement). A 
household unable to afford market rent prices but moving to private rented accommodation 
may have spent more than a quarter of their gross income on housing, which is considered 
unaffordable. Alternatively they might have to claim Local Housing Allowance to avoid this 
situation. 

 
8.8 Households previously living with parents, relatives or friends are excluded as these will 

double-count with the newly forming households already considered in the previous table. 
The data also excludes moves between social rented properties. Households falling into 
need in the social rented sector have their needs met through a transfer to another social 
rented property, hence releasing a social rented property for someone else in need. 

 
8.9 The number of households falling into need in the social rented sector should therefore, 

over a period of time, roughly equal the supply of ‘transfers’ and so the additional needs 
arising from within the social rented stock will be net zero. However, this does not exclude 
the possibility of imbalances between the sizes of dwelling released and the sizes required; 
this issue is examined in detail in Chapter 9. 

 
8.10 The table below shows the derivation of existing households falling into need. 
 

Table 8.2 Derivation of newly arising need from existing households  

Aspect of calculation Number Sub-total 

Number of households moving in past two years 19,348 
Minus households forming in previous move �  5,305 14,043 
Minus households transferring within affordable housing �  2,096 11,947 
Times proportion unable to afford 51.8% 

Estimate of newly arising need 6,189 

Annual estimate of newly arising need 3,095 

Source: Fordham Research Hackney household survey (2008) 
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8.11 The table above shows that a total of 11,947 existing households are considered as 
potentially in need (5,974 per annum). Using the standard affordability test for existing 
households it is estimated that 51.8% of these households cannot afford market housing. 
Therefore our estimate of the number of households falling into need excluding transfers is 

6,189 households (11,947 ´  51.8%) over the two-year period. Annualised this is 3,095 
households per annum. 

 
 

Total newly arising need 

8.12 The data from each of the above sources can now be put into the needs assessment table 
below. It indicates that additional need will arise from a total of 5,305 households per 
annum. 

 

Table 8.3 Future need (per annum) 

Step Notes Output 

2.1 New household formation (gross per year)  2,653 
2.2 Proportion of new households unable to buy or rent in the market Leaves 2,210 83.3% 
2.3 Existing households falling into need  3,095 
2.4 Total newly arising housing need (gross per year) 2.1 × 2.2 + 2.3 5,305 

Source: Fordham Research Hackney household survey (2008) 
 
 

The future supply of social rented housing 

8.13 The table below presents the figures for the supply of lettings (re-lets) from both Council 
and RSL stock over the past year supplied by Hackney Council using internal statistics for 
Local Authority stock and data from CORE for RSL (Registered Social Landlord) stock, 
excluding internal transfers and temporary or assured shorthold tenancies. The number of 
lettings over the year considered was 987. 
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Table 8.4 Analysis of past housing supply – (social rented sector) 

 2007/08 

LA – mobility arrangements 25 
LA – new secure tenants 76 
LA – introductory tenancies 603 
LA – other tenancies 70 
LA – transfers from RSL (142) 
LA – total (including general needs and supported housing) 632 

RSL general needs – total lettings 676 
RSL general needs – internal transfers and transfers from LA (398) 
RSL general needs – total 278 

RSL supported housing – total 77 

Total 987 
Sources: LB Hackney HSSA return (2008), CORE Hackney LA Lettings Report (2007/08), LB Hackney (2009) 

 

 

Intermediate supply 

8.14 In most local authorities the amount of intermediate housing (mostly shared ownership) 
available in the stock is fairly limited as a proportion of the total. Even though Hackney has 
a relatively high level of provision of this tenure compared to most local authorities, this is 
still the case. However, it is still important to consider to what extent the current supply may 
be able to help those in need of affordable housing. 

 
8.15 Therefore we include an estimate of the number of shared ownership units that become 

available each year. Based on survey data it is estimated that around 165 units of shared 
ownership housing will become available to meet housing needs from the existing stock of 
such housing. 

 
 

Total future supply 

8.16 The total future supply is estimated to be 1,152, comprised of 987 social re-lets and 165 
intermediate re-lets. This is shown in the table below. 

 

Table 8.5 Future supply of affordable housing (per annum) 

Step Notes Output 

3.6 Annual supply of social re-lets (net)  987 
3.7 Annual supply of intermediate housing available for re-let or 
resale at sub-market levels 

 165 

3.8 Annual supply of affordable housing 3.6 + 3.7 1,152 

Source: Fordham Research Hackney household survey (2008); LB Hackney HSSA return (2008) 
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Total future need 

8.17 In the tables above it is estimated that there is likely to be a need to provide 5,305 units of 
affordable housing per annum to meet the requirements of newly forming households and 
households likely to move into social housing in the future. Future re-lets are estimated to 
be able to provide 1,152 of these units leaving an estimated shortfall of 4,153 units per 
annum. 

 
 

Summary 

8.18 Survey data suggests that 2,210 new households requiring affordable housing will form 
each year in the Borough, and another 3,095 existing households will fall into need. This 
latter category consists of those households stating a requirement to move in the near 
future, but which are unable to afford to do so. 

 
8.19 The total gross future need for affordable housing is therefore for 5,305 units. Based on 

past turnover rates from the London Borough of Hackney data, CORE and the household 
survey, supply from turnover in the stock is likely to provide approximately 1,152 units (165 
of which will be intermediate housing). 

 
8.20 The annual net future housing need is therefore for 4,153 units (5,305 �  1,152 = 4,153). 
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9. Affordable housing requirement 
 
 

Introduction 

9.1 The previous two chapters presented the calculation of each of the stages of the needs 
assessment table. This chapter brings together these stages to present an estimated 
affordable housing requirement. 

 
9.2 It should be noted that as in the previous two chapters, students are excluded from the 

assessment of need. 
 
 

Estimate of net annual housing need 

9.3 The table below shows the final figures in the Housing Needs Assessment model. This 
brings together the 16 steps that were calculated in the preceding two chapters. 

 

Table 9.1 Housing needs assessment model for Hackney 

Stage and step in calculation Notes Number 

STAGE 1: CURRENT NEED (Gross)   

1.1 Homeless households and those in temporary 
accommodation 

 410 

1.2 Overcrowding and concealed households 
1.3 Other groups 

Two steps taken 
together 

11,171 

1.4 equals Total current housing need (gross) 1.1 + 1.2 + 1.3 11,581 

STAGE 2: FUTURE NEED (Gross)   

2.1 New household formation (gross per year)  2,653 
2.2 Proportion of new households unable to buy or rent in 

the market 
Leaves 2,210 83.3% 

2.3 Existing households falling into need  3,095 
2.4 Total newly arising housing need (gross per year) 2.1 × 2.2 + 2.3 5,305 

STAGE 3: AFFORDABLE HOUSING SUPPLY   

3.1 Affordable dwellings occupied by households in need  8,035 
3.2 Surplus stock  276 
3.3 Committed supply of affordable housing  1,257 
3.4 Units to be taken out of management  (351) 
3.5 Total affordable housing stock available 3.1+3.2+3.3+3.4 9,217 

3.6 Annual supply of social re-lets (net)  987 
3.7 Annual supply of intermediate housing available for re-

let or resale at sub-market levels 
 165 

3.8 Annual supply of affordable housing 3.6 + 3.7 1,152 

Source: Fordham Research Hackney household survey (2008); various secondary data sources 
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9.4 Practice Guidance states that these figures need to be annualised to establish an overall 
estimate of net housing need. The first step in this process is to calculate the net current 
need. This is derived by subtracting the estimated total stock of affordable housing 
available (step 3.5) from the gross current need (step 1.4). This produces a net current 
need figure of 2,364 (11,581 �  9,217). 

 
9.5 The second step is to convert this net backlog need figure into an annual flow. The 

Guidance acknowledges that this backlog can be addressed over any length of time 
although a period of less than five years should be avoided. For the purposes of this study 
the quota of five years proposed in Guidance will be used. Therefore to annualise the net 
current need figure it will be divided by five. This calculation results in a net annual quota of 
households who should have their needs addressed of 473 (2,364 ÷ 5). 

 
9.6 The final step is to sum this net annual quota of households who should have their needs 

addressed with the total newly arising housing need (step 2.4) and subtract the future 
annual supply of affordable housing (step 3.8). This leads to an annual need estimate for 
4,626 units (473 + 5,305 �  1,152). These figures are summarised in the table below. 

 

Table 9.2 Summary of housing needs  
situation in Hackney 

Element Number 

Backlog need (annual) 2,316 
Backlog supply (annual) 1,843 

Net backlog need (annual) 473 

Future need (annual) 5,305 
Future supply (annual) 1,152 

Net future need (annual) 4,153 

Total net annual need 4,626 

Total gross annual need 7,621 
Total gross annual supply 2,995 

Total net annual need 4,626 

Source: Fordham Research Hackney household survey (2008); various secondary data sources 

 
9.7 Alternatively, the meeting of the backlog can be spread over a ten year period, rather than 

the five year period shown above. If the backlog need is met on this basis, the annual need 
figure is reduced slightly, from 4,626 units to 4,390 units. 

 
9.8 This is still dramatically higher than the requirement found at the time of the last survey in 

2003, for 1,397 dwellings per annum. Given the constraints on building in London, 
population pressure, and radical increase in prices (particularly of private rented 
accommodation) some increase might be expected. However, the methodology used to 
assess Housing Need has changed significantly since 2003 due to revisions in CLG 
Guidance; for this reason an additional analysis of the survey data using the 2003 
methodology has also been carried out, and is detailed in Appendix A4. 
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Figure 9.1 Calculation of housing need: CLG model process 

 
Source: Fordham Research (2009) * Over five years ** Over two years 
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Findings in context 

9.9 The net shortfall of 4,626 can be related to the Fordham Research Affordable Housing 
Index, which is the result of standardising the finding by dividing it by the number of 
thousands of households: 
 
(4,626 ÷ 94,240) × 1,000 = 49 

 

Figure 9.2 Typical levels of need for new affordable housing 
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Source: Fordham Research Housing Surveys (2003 – 2007), Fordham Research Hackney household survey (2008) 

 
9.10 This indexed figure of 49 is significant; it is above the Inner London index from previous 

studies of 35. 
 
 

The private rented sector 

9.11 The Strategic Housing Market Assessments Practice Guidance requires the extent of the 
use of the private rented sector (through the Housing Benefit or Local Housing Allowance 
systems) to meet the needs of households in need to be estimated. We have therefore 
used survey data to look at the number of new private rented housing lets made over the 
past two years to those on Housing Benefit or Local Housing Allowance. In Hackney it is 
estimated that over the past two years 1,193 such lettings have been made, equating to 
597 per annum. 
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9.12 This figure is likely to be an underestimate due to the overall underestimate of the number 
of households claiming Local Housing Allowance in the data by comparison with Council 
data, as noted earlier in the report in Chapter 2. 

 
9.13 However it should be remembered that this is not a secure tenure; survey data reveals that 

25.7% of households in the private rented sector claiming Local Housing Allowance have 
moved in the last year. Whilst the private rented sector can provide accommodation for 
those in housing need, it is far from being an ideal solution to the problem. 

 
 

Housing need by sub-area 

9.14 The table below gives an estimate of gross housing need for each of the five sub-areas 
within the Borough. It should be noted that this table shows where the need for housing 
arises (i.e. the current location of the households generating the housing need) rather than 
determining where within the Borough it should be met. 

 
9.15 By comparing the proportion of households in each sub-area with the proportion of housing 

need found in that sub-area, we can see that the level of housing need is above average for 
the Borough in the North East and Shoreditch (outside NDC) area, and below average in 
other parts of the Borough. 

 

Table 9.3 Annual gross housing need by sub-area 

 
Backlog need 
(Annual gross) 

Total need 
(Annual gross) 

% of all housing 
need in Borough 

% of households 
in Borough 

Stoke Newington 698 1,811 23.8% 26.3% 
North East 546 1,964 25.8% 23.6% 
Homerton 531 1,911 25.1% 25.8% 
Shoreditch (outside NDC area) 279 1,193 15.7% 14.2% 
Shoreditch (NDC area) 262 742 9.7% 10.1% 

Total 2,316 7,621 100.0% 100.0% 

Source: Fordham Research Hackney household survey (2008); various secondary data sources 

 
 

Impact of internal transfers and dwelling size requirements 

9.16 It has been shown that there are 8,035 existing households in backlog need resident in the 
social rented sector that would be expected to have their need met via a transfer within the 
social rented stock. These households are assumed to generate a net zero requirement for 
additional housing in the CLG model, since for every social rented dwelling occupied, 
another is vacated. However, it is useful for policy purposes to consider the likelihood that 
the movement of households within this sector will generate a net requirement or shortfall 
of individual sizes of social rented accommodation. 
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9.17 The model suggests that the backlog should be met over five years, resulting in a gross 
need of 1,607 per annum from households already living within the social rented sector. In 
addition to this, Chapter 8 also indicated that there are 1,048 existing households that will 
fall into need within Hackney each year that are resident in the social rented sector (that 
would have their need met via a transfer within the social rented stock). These two figures 
sum to an estimated 2,655 households transferring within the social rented sector each 
year. 

 
9.18 The table below shows the number of bedrooms required by these transferring households 

balanced against the number of bedrooms in the properties that they currently occupy to 
identify any mismatches that exist. The data indicates that households transferring within 
the social rented stock will create a surplus of smaller properties, particularly one 
bedrooms, and a shortfall of larger properties with three or more bedrooms. 

 

Table 9.4 Dwelling size requirements: transfers within social rented sector 

 Total requirement Total supply Net surplus or deficit 

1 bedrooms 736 1,050 � 314 
2 bedrooms 856 946 � 90 
3 bedrooms 655 515 140 
4+ bedrooms 408 144 263 

Total 2,655 2,655 0 

Source: Fordham Research Hackney household survey (2008) 

 
9.19 It is important to remember that this table does not represent the total demand or supply of 

social rented dwellings, only moves within the sector. It may be that those requiring social 
rented housing but currently living in other tenures in fact require an entirely different 
distribution of property sizes.  

 
9.20 In any case the proportion of total gross need for social rented property coming from within 

the social rented sector is quite small, at 2,655 dwellings compared to 7,621 from outside 
the sector. Any apparent ‘surpluses’ shown in the table above will therefore be filled by 
those entering the social rented sector from elsewhere. As a result, this change has no 
impact on total net need, although it may have some effect on the ability of existing social 
rented tenants to secure transfers to larger properties. 

  
9.21 The table below illustrates this. Although supply data by bedroom size is not available at 

present, it is clear that the main factor in determining the overall requirement for bedroom 
sizes will be need from those not already living in the social rented sector rather than the 
impact of transfers between properties of different sizes. 
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Table 9.5 Dwelling size requirements from CLG model: overall 

 
Net surplus or deficit of 
social rented dwellings 
from internal transfers   

Gross need from those 
currently living outside the 

social rented sector 

Gross 
supply* 

Net requirement 

1 bed -314 2,743 1,262 1,481 32.0% 
2 bed -90 2,226 1,283 943 20.4% 
3 bed 140 1,327 324 1,003 21.7% 
4+ bed 263 1,326 126 1,200 25.9% 

Total 0 7,621 2,995 4,626 100.0% 

Source: Fordham Research Hackney household survey (2008)  * Excluding internal transfers 

 
 

Types of household in housing need 

9.22 The chart below shows the breakdown by household type of the gross annual housing need 
of households in Hackney, compared with households generally in the Borough. 

 
9.23 The chart shows that multiple adult households, lone parent families, and two parent 

families with one child are more likely to be in need than average. For example, lone parent 
families make up 13.7% of all households in Hackney but generate 19.4% of all housing 
need. Pensioner households do not generate much of the Borough’s housing need, 
accounting for just 1.1% of housing need, despite making up 12.9% of households overall. 

 

Figure 9.3 Annual gross housing need by household type 
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Source: Fordham Research Hackney household survey (2008) 

 

Lower priority need and non-UK citizens 

9.24 One area of interest for the Council is to what extent need is being generated by categories 
of people that would not normally qualify for social housing or indeed any affordable 
housing scheme in the Borough. 
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9.25 In total more than half of gross need (57.6%, or need for 4,392 units per annum) is 
generated by households which contain no elderly people or children, and have no 
members with support needs. Need arising from such households could be classed as 
lower priority need, since in the current situation, with social housing tenancies being in 
short supply, these types of households would be unlikely to be allocated social housing, 
unless about to have children. 

 
9.26 Another area of interest for the Council is to what extent those from outside the UK 

contribute toward housing need estimates. In total, 28.8% of gross housing need (for 2,195 
units) can be accounted for by those who are not UK citizens, a proportion considerably in 
excess of their percentage of the total population (11.5%). 

 
9.27 It is important to be clear that non-UK citizens are not necessarily recent international 

migrants. For example, of the total gross housing need coming from non-UK citizens, 
27.3% comes from households that have lived in the Borough of Hackney for more than 
three years. In addition, households headed by a non-UK citizen may contain other family 
members who are citizens. 

 
9.28 Need arising from households headed by non-UK citizens can be further broken down as 

shown in the figure below: 
 

Figure 9.4 Annual gross housing need by citizenship status 
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Source: Fordham Research Hackney household survey (2008) 

 
9.29 In total just 4.5% of need comes from nationals of countries that have joined the EU since 

2004; in addition very few of these are likely to receive social rented housing since 86.4% 
fall into the low priority need category mentioned above. Of the 6.4% from other EU 
countries (largely Western Europe), similarly 83.4% would be lower priority need. 

 
9.30 Households of other non-EU nationalities, making up 17.5% of all gross need, do not 

usually have an entitlement to affordable housing. This could be taken to reduce the total 
gross need from 7,621 to 6,285. However, CLG Guidance does not suggest this group 
should be discounted from need estimates and so they have been included elsewhere in 
the report, maintaining comparability with need estimates regionally and nationally. 



9.  Af fordable hous ing requ irement  

Page 97 

Need arising from recent movers into Hackney 

9.31 A further area investigated due to the particular pressure on the housing market in Hackney 
was the extent to which recent movement into the Borough has affected the needs 
estimates. As can be seen, those that have lived in Hackney for less than three years are 
far more likely to generate need than average; they generate 40.9% of all gross need but 
make up only 15.1% of all households. 

 
9.32 It should be remembered when considering these figures that the sources of migration into 

Hackney are mostly domestic and do not represent need caused by international 
immigration; according to the survey only about 11% comes directly from outside the UK 
(see Chapter 4). 

 

Table 9.6 Housing need and moves into Hackney 

Time arrived in Hackney Total gross need % of all gross need % of all households 

Less than 3 years ago 3,118 40.9% 15.1% 

3 to 10 years ago 1,871 24.6% 22.4% 

More than 10 years ago 2,632 34.5% 62.5% 

Total 7,621 100.0% 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
9.33 The group of households arriving in the past three years and generating housing need are 

not evenly distributed among tenures and household types. 74.9% are found in the private 
rented sector, of which only a small minority (7.6%) claim Local Housing Allowance. Almost 
all (92.8%) contain no children or pensioners, and 43.0% are multiple adult households. 

 
9.34 In terms of the increase in housing need since 2003, this group are likely to have particular 

importance, since the key change identified was a large increase in moves among 
households within the private rented sector unable to afford housing according to the CLG 
Practice Guidance criteria. It could therefore be argued that a significant proportion of the 
increase in need since 2003 (and housing need overall) could be accounted for by unmet 
need displaced from other areas. 

 
 

Housing need and the housing register 

9.35 The survey asked households whether they were on either the Council’s housing register or 
any RSL waiting or transfer list. 5,702 households were on the housing register, and 4,683 
on an RSL list. These groups overlapped substantially, resulting in a total of 7,722 
households (8.2%) that were on either list. 
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9.36 The table below shows the overlap with the CLG housing need model. As can be seen, the 
link is not strong, with 73.9% of those assessed as in current housing need not found on 
any register or list, while very few (7.8%) of those households on the register and list 
combined were assessed as being in current need of housing. 

 

Table 9.7 Housing need and the housing register 

 Current need Total 
% of list in 

current need 

% of all current 

need 

Council Housing Register 468 5,702 8.2% 20.2% 

RSL Waiting Lists 330 4,683 7.0% 14.2% 
Combined 604 7,722 7.8% 26.1% 

Not on any list / register 1,712 86,518 2.0% 73.9% 

Source: Fordham Research Hackney household survey (2008) 

 
 

Summary 

9.37 The annual requirement for affordable housing has been based on survey information 
about past household behaviour in terms of moves to different accommodation, and 
information from the Council on past and future affordable housing provision. Bringing the 
information together from both current and future need and supply, the model suggests an 
annual net need for approximately 4,626 units of affordable housing. 

 
9.38 This figure is clearly very high, and much higher than the figure of 1,397 found in 2003. 

Since that time, however, there have been some significant changes in the methodology 
recommended in CLG Guidance, and so the impact of this must be assessed. An 
assessment of the reasons for the changes in Housing Need between 2003 and 2008 may 
be found in Appendix A4. 

 
9.39 One of the key reasons for the change identified in this analysis was the increase in private 

renting by households unable to afford market housing according to the CLG criteria. There 
is some evidence from the survey of an influx of such need-generating households into the 
Borough in the last three years from other parts of London and the UK and, to a more 
limited extent, from abroad. Since Hackney is a relatively low cost market compared to 
some other 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. 

 
9.40 It was possible to break down gross housing need in a variety of dimensions, by sub-area, 

bedroom size and household type. By area, gross housing need was distributed across all 
five sub-areas reasonably evenly, but was highest in the North East. It should be stated that 
this is where housing need arises, not necessarily where it should be met. 
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9.41 The CLG model suggests a reasonably even split of provision of affordable housing is 
needed across all bedroom sizes, but that the largest (four bed) and smallest (one bed) 
properties are particularly in demand. 

 
9.42 A significant proportion of the housing need detected by the CLG model came from non-EU 

citizens (17.5%, or gross need for about 1,336 units). Since these groups are not usually 
entitled to social housing, they could arguably be deducted from the total need figure, 
although this is not recommended by CLG Guidance. 

 
9.43 About 34.2% of the total housing requirement comes from families with children. Very little 

housing need comes from pensioner households (1.1%), mostly because they are very 
unlikely to voluntarily move property. It should be stated that this model is not designed to 
reflect requirements for specialist housing which some households within this group will 
need; this can be found in Chapter 14. 
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10. Intermediate housing and sensitivity 
testing 
 
 

Introduction 

10.1 This section of the report looks at the potential role intermediate housing can play in 
meeting affordable housing needs in Hackney. In particular the analysis shows the number 
of households who fall into the affordability band between social renting and market 
housing, and draws inferences about the types of housing they could afford. 

 
10.2 All calculations of need in this chapter, as for other need calculations, exclude student 

households. 
 
 

Costs of intermediate housing in Hackney 

10.3 There are two basic intermediate housing solutions available in Hackney, as in most local 
authorities. The most widespread is shared ownership, where a household purchases 
(through a mortgage) a portion of the value of a home, and rents the remainder from an 
RSL. This type of scheme is also sometimes offered by private developers; however this 
section refers only to that provided by social landlords. 

 
10.4 The second type of housing covered here is intermediate renting. This is again provided by 

RSLs, and takes the form of housing rented at a sub-market (but not social) rent. It 
therefore requires less subsidy than standard social rented housing, but as a result will be 
affordable to fewer households. Some intermediate housing (of all types) is restricted in 
availability to people in certain employment groups. This is not taken into account here, due 
to the variation between different schemes. 

 
10.5 The table below shows the median weekly costs of the intermediate housing options 

available in Hackney in the context of the other tenures available. As can be seen, both 
tenures are less expensive than renting privately, in the case of intermediate rent 
significantly so for two and three bed dwellings. It might therefore be expected that they 
could meet at least some housing need. 
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Table 10.1  Weekly entry level costs of housing in Hackney 

 Social rent 
Intermediate 

rent 

Shared 

ownership 
Private rent Buy (resale) Buy (new) 

1 bed £79 £162 £178 £190 £226 £255 

2 bed £89 £170 £198 £260 £283 £319 

3 bed £96 £183 £281 £330 £352 £397 

4 bed £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 (2008) 

Private rent & buy: rightmove.co.uk (21/10/08), Fordham Research (2009) 
Newbuild: rightmove.co.uk (21/10/08), Fordham Research (2009) 

 

The intermediate band 

10.6 In total, the intermediate band covers all households not able to afford market housing, but 
still able to afford more than a social rent, even by a small amount. In Hackney, this band 
includes 38.6% of the gross annual need for affordable housing identified in the previous 
chapter (2,942 of 7,621 units), leaving 61.4% that can only be provided for via social rent. 

 
10.7 However, this merely indicates a potential for provision: realistically products cannot be 

made available to cater to every part of this band, especially to those households who will 
only be able to afford marginally more than a social rent. Therefore, in order to translate this 
into a net requirement for the types of intermediate housing currently available in Hackney, 
it is also necessary to consider the affordability of current schemes. 

 
 

Affordability of specific types of intermediate housing 

10.8 It was possible to split the outputs of the CLG model according to whether the need 
expressed by households could be met by intermediate rented or shared ownership 
housing. For intermediate renting, this was simply a matter of comparing the income of 
households with the weekly cost of intermediate renting, using a threshold of 25% of 
income, as carried out already in the CLG model when assessing the affordability of private 
rented housing. 

 
10.9 Shared ownership housing is more complex to assess, since it contains an element of 

equity. To calculate affordability, the cost of the housing was split into rent and equity, as 
shown below. These are the median values for shared ownership properties available in the 
Borough in early 2009, based on data supplied by Hackney Council. The interest rate used 
to calculate the mortgage payment was 5.9%, based upon products with a 15% deposit 
offered by leading banks in February 2009. 
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Table 10.2 Shared ownership: Detailed costs 

 

Median rent + 

service charge 

(weekly) 

Median equity 

purchased 

Weekly mortgage 

payment 

Minimum deposit 

(15%) 

1 bed £69 £87,500 £109 £13,125 

2 bed £95 £83,200 £103 £12,480 

3 bed £97 £147,500 £184 £22,125 

Source: LB Hackney (2008), Fordham Research (2009)  N.B. No shared ownership four bedroom properties were available 

 
10.10 The CLG affordability methodology was modified in order to take into account the payment 

of both rent and mortgage simultaneously, as shown in the table below. The ability to afford 
a deposit was also assessed. This would not normally be included under CLG guidance 
when assessing housing need; however since intermediate renting and shared ownership 
often serve a very similar cost band, it is necessary to take this into account for this 
calculation in order to obtain meaningful results. 

 

Table 10.3 Assessing the affordability of shared ownership 

Affordability calculation Main assumptions (CLG based) 

Mortgage affordability 3.5× gross income is maximum mortgage possible 

Private rental and intermediate 
rental affordability 

No more than 25% of gross income spent on housing costs 

Shared ownership affordability 
Both of the above; the maximum mortgage is calculated after 

deducting the cost of rent and service charges from the income 

Source: Fordham Research 

 
10.11 Since intermediate housing larger than three bedrooms was not available in Hackney at the 

time of the production of this report, any household requiring more than three bedrooms 
under the bedroom standard was assumed to require social housing. 

 
 

Inferences from the results 

10.12 The result of carrying out the extended affordability analysis is shown in the table below, 
showing results for both gross and net need. 

 
10.13 In terms of gross need, the intermediate housing types available in Hackney could provide 

for up to 715 units of the gross annual need of 7,621. This only covers slightly less than a 
quarter (24%) of the need identified above as being potentially in the intermediate band, 
indicating that although many households in need can afford more than a social rent, most 
of these cannot afford much more. 

 
10.14 It also indicates the potential for significant additional need to be met through lower cost 

intermediate rented or shared ownership housing than currently generally available. 
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Table 10.4 Split of requirement of CLG model between social and intermediate tenures 

 Shared ownership Intermediate rent Social rent only Total 

Gross annual need 179 536 6,906 7,621 
Gross annual supply 294 8 2,693 2,995 
Net annual need � 115 +528 +4,213 +4,626 
% of net shortfall 0.0% 11.1% 88.9% 100.0% 

Sources: Fordham Research Hackney household survey (2008), various secondary data sources 

 
10.15 In terms of net need, the immediately noticeable finding is that shared ownership housing in 

the Borough shows a net negative requirement. It should be noted that this does not 
necessarily indicate that this tenure is not useful, but that it may not be appropriate for 
meeting further CLG-defined housing need. 

 
10.16 It does show that the amount of shared ownership housing currently proposed is in excess 

of that required purely to house those households classified as ‘in need’ since they are 
unable to afford any market housing, including by renting. However, if the remit of shared 
ownership housing is considered to extend beyond meeting CLG defined housing need 
toward getting households currently in private rented property onto the housing ladder, 
there is likely to be a considerable requirement for such housing. 

 
10.17 In addition, if the average weekly cost of shared ownership housing could be reduced, 

which is a policy aim of Hackney Council, additional need could potentially be met. 
Furthermore, if households currently social renting were able to move into shared 
ownership housing, this could increase supply of social housing. 

 
10.18 The table suggests that if the total affordable housing target of 4,626 units were to be met 

using affordable tenures currently available in Hackney, about 11% (or up to 528 units) 
could be intermediate rented housing. The majority (89%, or about 4,213 units) would 
therefore need to be social rented housing. 

 
 

Affordability sensitivity 

10.19 The table below looks at the impact on both the need for affordable housing and the types 
of affordable housing if we change the assumptions on affordability applied to survey data. 
The three sets of assumptions considered in this section are described in the table below. 
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Table 10.5 Sensitivity assumptions for affordable housing needs testing 

Affordability calculation Main assumptions (CLG model) Sensitivity assumption 1 

Mortgage affordability 
3.5× gross income is maximum 

mortgage possible 

3.5× gross income is maximum 

mortgage possible 

Private rental affordability 
No more than 25% of gross 

income spent on housing costs 

No more than 30% of gross 

income spent on housing costs 

Intermediate affordability Both of the above* Both of the above* 

Affordability calculation Sensitivity assumption 2 Sensitivity assumption 3 

Mortgage affordability 
3.5× gross income is maximum 

mortgage possible 

3.5× gross income is maximum 

mortgage possible 

Private rental affordability 
No more than 35% of gross 

income spent on housing costs 

No more than 40% of gross 

income spent on housing costs 
Intermediate affordability Both of the above* Both of the above* 

Source: Fordham Research * Maximum mortgage calculated after deducting the cost of rent / service charges from income 

 
10.20 The tables below show first (for comparison) the results of the CLG model as carried out 

earlier in the report, followed by the results of the three sensitivity analyses. They show the 
resulting overall level of affordable housing need, and in addition consider how this might 
split down into the three broad categories of affordable housing. 

 

Table 10.6 Affordable housing requirements: 25% of income (as CLG model above) 

 Shared ownership Intermediate rent Social rent Total 

Gross annual need 179 536 6,906 7,621 
Gross annual supply 294 8 2,693 2,995 
Net annual need � 115 +528 +4,213 +4,626 
% of net shortfall 0.0% 11.1% 88.9% 100.0% 

Sources: Fordham Research Hackney household survey (2008), various secondary data sources 

 

Table 10.7 Affordable housing requirements: 30% of income (Sensitivity assumptions 1) 

 Shared ownership Intermediate rent Social rent Total 

Gross annual need 95 656 6,389 7,140 
Gross annual supply 294 8 2,629 2,931 
Net annual need � 199 +648 +3,760 +4,209 
% of net shortfall 0.0% 14.7% 85.3% 100.0% 

Sources: Fordham Research Hackney household survey (2008), various secondary data sources 

 

Table 10.8 Affordable housing requirements: 35% of income (Sensitivity assumptions 2) 

 Shared ownership Intermediate rent Social rent Total 

Gross annual need 60 581 6,021 6,662 
Gross annual supply 291 8 2,606 2,905 
Net annual need � 231 +573 +3,415 +3,757 
% of net shortfall 0.0% 14.4% 85.6% 100.0% 

Sources: Fordham Research Hackney household survey (2008), various secondary data sources 
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Table 10.9 Affordable housing requirements: 40% of income (Sensitivity assumptions 3) 

 Shared ownership Intermediate rent Social rent Total 

Gross annual need 60 1,132 5,365 6,557 
Gross annual supply 291 8 2,603 2,902 
Net annual need � 231 +1,124 +2,762 +3,655 
% of net shortfall 0.0% 28.9% 71.1% 100.0% 

Sources: Fordham Research Hackney household survey (2008), various secondary data sources 

 
10.21 It can be seen that increasing the maximum proportion of income spent on housing does 

decrease the level of housing need, from 4,626 to a minimum of 3,655 per annum, as more 
households (approximately 971) are classified as able to rent privately. This, however, is 
still well above the rate of new build housing in the Borough. 

 
10.22 The proportion of need that could be met through shared ownership also decreases 

through this process, while the requirement for intermediate rent increases as far as 28.9% 
of the total, using 40% of income. This is because as the proportion of income to be spent 
on housing increases, households that were previously classified as ‘in need’ are 
reclassified as able to afford private renting. This process removes households from the top 
end of the shared ownership category. Meanwhile, the lower limit of the shared ownership 
category, since it is restricted more by mortgage multiples and the need for households to 
pay a deposit, remains largely unchanged. 

 
10.23 As in the main analysis, it should be noted that the net negative requirement for shared 

ownership does not necessarily indicate that this tenure is not useful, but that it may be 
more useful for moving private rented households onto the ‘housing ladder’ than for 
meeting additional CLG-defined housing need. 

 
10.24 Therefore, by adjusting the affordability assumptions we find that there is still a significant 

need for additional affordable housing, and the proportion that could be met by intermediate 
housing increases, especially at the highest proportion of income. However, it is important 
to consider whether or not these higher proportions of income are realistic. 

 
10.25 For example a housing cost at the midpoint between social rents and private rents for a 

family household requiring a two bedroom property might take up 35% of gross income 
(this would be an income of £26,089 at a rent of £175 per week). In net terms this is likely 
to equate to 46.1% of income (net income estimated to be approximately £19,811) and 
would leave the household just £10,680 per annum for all other bills and living expenses 
(£205 per week). 
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Summary 

10.26 The data presented in the first part of the chapter above provides an indication of what 
might be a reasonable split between different types of affordable housing in the Borough. A 
crucial issue to consider when trying to actually deliver such housing is to ensure that the 
products being offered are genuinely affordable and therefore able to meet housing need. 

 
10.27 While the intermediate band covered 36.8% of the total gross need for affordable housing 

in the Borough, the intermediate housing solutions available in Hackney covered only about 
a quarter of this. This suggests that a large proportion of the households in the intermediate 
band can only afford marginally more than a social rent, and also suggests that there is 
potentially demand for lower cost intermediate schemes should a viable method of 
provision be found. 

 
10.28 Both types of intermediate housing available in Hackney were found to be meeting housing 

need to some extent. However, the current and proposed supply of shared ownership 
housing was higher than required purely to meet housing need, resulting in a negative 
requirement for such housing. 

 
10.29 This does not indicate that shared ownership housing is not useful; however it does 

suggest that building large quantities of this product (at the current price levels) in Hackney 
cannot be justified by meeting CLG defined housing need alone. It could, however, be 
justified as helping private renters to access the housing ladder. 

 
10.30 The chapter found that 11% of total housing provision could be intermediate rented using 

the current schemes available in Hackney, assuming that 25% of income is considered to 
be the maximum acceptable spent on rent and that mortgages are not available for income 
multiples of greater than 3.5, with the remainder (89%) being social rented, with the exact 
proportions provided being dependent on economic factors and policy priorities. 

 
10.31 The final part of the chapter considers the implications of considering higher levels of 

spending on housing to be acceptable when calculating housing need. It found that as the 
proportion of income spent increases, the need for social housing and shared ownership 
decreases, although not by a large amount considered in the context of the likely rate of 
new build, while the potential for meeting need via intermediate rented housing increases. 

 
10.32 Using a threshold of 40% of income spent on housing, for example, a net housing need 

figure of 3,655 is obtained (rather than 4,626), with potentially 28.9% met through the 
provision of intermediate rented properties. 
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11. Household mobility 
 
 

Introduction 

11.1 An important part of the survey is an analysis of the future demand for housing and the 
survey questionnaire collected information about households’ future needs, expectations 
and aspirations. Information was collected about both existing households and newly 
forming households. 

 
 

Future moves – existing households 

11.2 The table below shows estimates of the number and proportion of households in each 
tenure who consider that they will need or are likely to move to a different home in the next 
two years. The data shows that 19.8% of households state a need or likelihood of moving 
home over the next two years, with those in the private rented sector the most likely to 
move. 

 

Table 11.1 Households who need or are likely to move in next two years by tenure 

Tenure 
H’holds needing or 

likely to move 
Total households 

% needing or likely 

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) 

 
11.3 The survey moved on to look at where households would both like and expect to move to. 

The results of this analysis are shown in the table below. Overall, slightly fewer people 
(56.4% of households) would like to remain in the Borough than expect to do so (58.4%). 
However, the reverse is true at a sub-area level, with many households expecting to have 
to move to a different part of Hackney, suggesting that housing availability is uneven across 
the Borough. 

 
11.4 Overall, the proportion wanting to move out of London (20.7%) also slightly exceeds the 

proportion expecting to do so (19.3%). 
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Table 11.2 Where households would like and expect to move to 

 Like Expect 

Same sub-area (in Hackney) 39.0% 36.7% 

Different sub-area (in Hackney) 17.4% 21.7% 

Neighbouring London Borough 13.7% 12.8% 

Elsewhere in London 9.2% 9.5% 

Elsewhere in the South East 8.8% 7.8% 

Elsewhere in the UK 6.1% 5.8% 

Outside the UK 5.8% 5.7% 

100.0% 100.0% 
Total 

18,643 18,643 

Source: Fordham Research Hackney household survey (2008) 

 
11.5 Households were similarly asked about what tenure they would both like and expect to 

move to; the results are shown below. As can be seen, a similarly large proportion of 
moving households both would like and expect to live in social rented accommodation; 
however there was a slight preference for Council over RSL accommodation. 

 
11.6 Many more people expect to move into private renting than would like to do so; the reverse 

is true for owner-occupation. Only a very small proportion of movers mentioned shared 
ownership. 

 

Figure 11.1 Housing tenure aspirations and expectations 

2.0%
1.0%31.1%

23.6%

34.7%

30.8% 23.3%

19.2%

20.2%

14.0%

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

Tenure expect (18,643)

Tenure like (18,643)

Owner-occupation Council rented RSL rented Private rented Shared ownership

 
Source: Fordham Research Hackney household survey (2008) 

 
11.7 The tables below show cross-tabulations between current tenure and future tenure 

preference as well as future tenure expectations. 
 
11.8 The first table shows that households in the owner-occupied and social rented sectors 

usually wish to remain in the same tenure as they currently live. The exception to this is the 
private rented sector, where the majority want to move to other tenures; either owner-
occupation (34.7%) or the social rented sector (26.2%). 
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11.9 An interesting finding is that a significant proportion of moving RSL tenants (23.2%) would 
prefer to move to a Council-owned property, while relatively few (3.9%) current Council 
tenants wish to move in the other direction. 

 
11.10 In terms of expectations (second table below) we find that the main difference is the large 

number of private tenants (55.1%) who expect to remain in the sector, despite the low 
proportion that prefer this tenure. Relatively few households in either of the other two main 
tenures, owner-occupation or social renting, expect to leave these. 

 

Table 11.3 Current tenure and tenure preferences 

Tenure preferred 
Current tenure 

Owner-occ’d* Council rented RSL rented Private rented Total 

Owner-occupied* 2,514 94 0 163 2,770 

Council rented 483 3,815 173 0 4,470 

RSL rented 825 1,198 3,126 14 5,163 

Private rented 2,165 1,353 280 2,441 6,240 

Total 5,987 6,460 3,579 2,617 18,643 

Source: Fordham Research Hackney household survey (2008)  * including shared ownership due to small sample size 

 

Table 11.4 Current tenure and tenure expectations 

Tenure expected 
Current tenure 

Owner-occ’d* Council rented RSL rented Private rented Total 

Owner-occupied* 2,514 0 94 163 2,770 

Council rented 275 3,500 539 155 4,470 

RSL rented 628 1,238 3,283 14 5,163 

Private rented 1,367 1,008 427 3,437 6,240 

Total 4,784 5,747 4,342 3,770 18,643 

Source: Fordham Research Hackney household survey (2008)  * including shared ownership due to small sample size 

 
11.11 The table below shows preferences and expectations for types of dwelling. The results are 

as might be expected; many moving households would prefer a larger dwelling type than 
they expect to attain. It is interesting to note that all types of houses are in demand, with 
more households preferring these dwelling types than expecting to live in them. In contrast, 
far more households expected to live in a flat than wanted to. 
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Table 11.5 Dwelling type preferences and expectations 

 Like Expect 

Detached 8.9% 4.2% 

Semi-detached 21.3% 9.3% 

Terraced 30.7% 27.6% 

Flat or maisonette 39.1% 58.8% 

100.0% 100.0% 
Total 

18,643 18,643 

Source: Fordham Research Hackney household survey (2008) 
 

11.12 In terms of the sizes of accommodation required we find that two thirds (68.7%) of 
households overall would like two or three bedroom accommodation. On average 
households aspire to larger homes than they expect to live in; this is particularly clear in the 
case of one and four bedroom homes. 

 

Figure 11.2 Size of accommodation preferred and expected  

Like (18,643) Expect (18,643) 

1 bed, 
18.3%

2 bed, 
36.4%

3 bed, 
32.3%

4+ bed, 
12.9%

 

2 bed, 
37.9%

3 bed, 
31.9%

4+ bed, 
6.5% 1 bed, 

23.8%

 
Source: Fordham Research Hackney household survey (2008) 

 
11.13 In addition, households were asked if they would like or expect to move to specialist 

accommodation. The vast majority of households would either like (96.7%) or expect 
(97.2%) ordinary residential accommodation. 

 
 

Future moves – newly forming households 

11.14 A similar analysis can be carried out for newly forming households. The survey estimates 
that there are 6,659 new households needing or likely to form from within existing 
households in Hackney over the next two years, based upon information from survey 
respondents (heads of host households). 
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11.15 These newly forming households are more likely to want to stay in the same part of 
Hackney than existing households (43.1% compared to 39.0%), but less likely to expect to 
be able to do so (33.4% compared to 36.7%). They are also less likely to want to move out 
of London. 

 
11.16 Less than half the proportion of newly forming households (5.2%) want to move to a 

neighbouring Borough than expect to have to do so (10.5%). 
 

Table 11.6 Where newly forming households would like 
and expect to move to 

 Like Expect 

Same sub-area (in Hackney) 43.1% 33.4% 

Different sub-area (in Hackney) 23.4% 29.4% 

Neighbouring London Borough 5.2% 10.5% 

Elsewhere in London 12.8% 10.4% 

Elsewhere in the South East 7.1% 7.1% 

Elsewhere in the UK 2.6% 3.5% 

Outside the UK 5.8% 5.8% 

100.0% 100.0% 
Total 

6,659 6,659 

Source: Fordham Research Hackney household survey (2008) 

 
11.17 The tenure preferences and expectations of newly forming households are shown in the 

table below. As might be expected, many more would like to buy their own home than 
expect to be able to do so; the same is true of renting from the Council, although renting 
from an RSL is less popular, with twice as many expecting to move into this tenure than 
want to do so. 

 
11.18 The key issue, however, is that more than half of newly forming households expect to move 

into private renting, even though less than a third would prefer this tenure. 
 

Table 11.7 Housing tenure preferences and expectations 
– newly forming households 

Tenure Like Expect 

Owner-occupation 31.1% 15.4% 

Council rented 31.0% 16.4% 

RSL rented 6.0% 12.0% 

Private rented 31.6% 55.5% 
Shared ownership 0.2% 0.6% 

100.0% 100.0% 
Total 

6,659 6,659 

Source: Fordham Research Hackney household survey (2008) 
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11.19 The table below shows the types of dwellings newly forming households would like and 
expect to move into. Almost all such households (91.9%) expect to move into flats. 

 

Table 11.8 Housing type aspirations and expectations of 
newly forming households 

Type of home Like Expect 

Detached 7.7% 3.1% 
Semi-detached 4.0% 2.2% 
Terraced 12.5% 2.8% 
Flat or maisonette 75.8% 91.9% 

100.0% 100.0% Total 
6,659 6,659 

Source: Fordham Research Hackney household survey (2008) 

 
11.20 As might be expected, newly forming households generally demand (and expect) fewer 

bedrooms than existing households. However, significantly more (65.2%) expect to live in 
one bedroom dwellings than would like to do so. 

 

Figure 11.3 Bedrooms preferred and expected, newly forming households 
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Source: Fordham Research Hackney household survey (2008) 

 
11.21 In addition, newly forming households were asked if they would like or expect to move to 

specialist accommodation. All such households responding to the survey both preferred 
and expected normal accommodation. 
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Summary 

11.22 This chapter presented information on the future housing intentions of households in 
Hackney. The main findings were:  

 

·  19.8% of existing households state a need or likelihood of moving home over the 
next two years. 

·  56.4% of these households would like to remain in Hackney, slightly fewer than 
expect to be able to. Having said this, a larger proportion wanted to stay in the same 
area of Hackney than expected to be able to do so. 

·  Significantly more moving households would like owner-occupied or council rented 
housing, particularly in houses (rather than flats), than expect to be able to do so. 
Far more expect to live in the private rented sector and in flats than would like to do 
so. 

·  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. 

·  The survey estimates that there are 6,659 households who need or are likely to 
form from households in the Borough over the next two years, based upon 
information from survey respondents (heads of host households). 

·  In total an estimated 31.1% of potential households would like to live in owner-
occupation, however, only 15.4% expect to be able to. The level of demand and 
expectation is similar for Council rented accommodation; households expected to 
live in private rented or RSL rented accommodation instead. 

·  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. 

·  Newly forming households generally expect to live in significantly smaller 
accommodation than they would like to. 
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12. Balancing Housing Markets (BHM Model) 
 
 

Introduction 

12.1 The aim of this chapter is to provide quantitative analysis of the requirement for housing in 
the Borough. The gross requirement for housing in Hackney arising over the short-term 
from moving households derived from survey data is presented.  

 
12.2 The historical supply of dwellings in the Borough will also be discussed in comparison. This 

will comment on a range of data sources that provide evidence for turnover in the different 
tenures within the housing stock, before deriving a supply profile. 

 
 

Tenure of housing requirement 

12.3 There are three household groups which will generate housing demand in Hackney in the 
future – newly forming households, in-migrant households and households moving within 
the Borough. The size and nature of these household groups is obtained from the 
household survey data. Further detail on these data sources are presented in Appendix A5. 

 
12.4 The ability of these moving households to afford market housing in the Borough is 

examined in the table below using the standard Practice Guidance assessment of 
affordability to both buy and rent. This is the standard affordability test used for most 
studies of housing need. The data is annualised based on households moving over the next 
two years. As can be seen, the majority of moving households (80.9%) are not able to 
afford any form of market housing (bought or rented) without exceeding the affordability 
criteria set out in the Practice Guidance.  

 

Table 12.1 Tenure of housing required by households moving into 
accommodation in Hackney in the next two years:  
Based on Practice Guidance affordability criteria 

Tenure able to afford Number of households % of requirement 

Owner-occupation 2,418 19.5% 

Private rented 944 7.6% 

Intermediate housing  1,355 10.9% 
Social rented housing 7,706 62.0% 

Total 12,424 100.0% 

Source: Fordham Research Hackney household survey (2008) 
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12.5 Examination of the current housing cost to income ratios recorded in Hackney by the 
household survey (presented in Chapter 5) indicates that in current market conditions it is 
necessary for households to spend a greater proportion of their income on their housing 
costs than is recommended by the Practice Guidance. The Practice Guidance also 
acknowledges that local circumstances can justify alternative affordability criteria. It is 
therefore appropriate to determine what the demand for housing in Hackney is within the 
affordability parameters in operation currently.  

 
12.6 Survey data shows that the amount of their gross income that households currently in 

market accommodation spend on their housing costs depends on the characteristics of the 
household (often higher for younger single households for example). Therefore rather than 
using a single affordability test, it is presumed that households with an intention of moving 
understand the market and know what accommodation they will access (and also what 
proportion of income they are prepared to spend on their housing costs). 

 
12.7 The ability of moving households to afford market housing based on the tenure of 

accommodation that they expect to access is considered in the table below. The table 
shows that based on expectations, the proportion unable to afford market housing is 38.2%. 

 

Table 12.2 Tenure of housing in demand from households moving into 
accommodation in Hackney in the next two years:  

Based on the expectation of households 

Expected tenure Number of households % of requirement 

Owner-occupation 2,194 17.7% 

Private rented 5,485 44.2% 

Intermediate housing  731 5.9% 

Social rented housing 4,014 32.3% 

Total 12,424 100.0% 

Source: Fordham Research Hackney household survey (2008)  

 
12.8 It is clear that this scenario represents a more realistic profile of the demand for housing as 

experienced by households moving within the Hackney housing market. It reflects that the 
relatively high cost of housing in the Borough means that many households have to spend 
more of their income on their housing costs than the Practice Guidance proposes. This 
expectation based scenario will therefore be used for the analysis in the remainder of the 
chapter. 

 
 

Market housing: sizes and types in demand 

12.9 The survey can provide further information on the nature of households that are generating 
demand for market housing according to the expectations of moving households presented 
above. In addition the survey can detail the size of housing expected by these households. 
The equivalent findings for affordable housing follow later in this chapter. 
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12.10 PPS3 requires that the types of households generating demand for market housing should 

be calculated. This is shown in the table below. As shown, almost 46% of demand comes 
from single non-pensioner households, with only 9.8% coming from households with 
children, and 0.6% coming from pensioner households. 

 

Table 12.3 Household types generating demand for market housing 

Household type Number of households % of requirement 

Single pensioner 21 0.3% 

2+ pensioners 27 0.3% 
Single non-pensioner 3,526 45.9% 

Multiple adult 2,212 28.8% 

Couple, no children 403 5.2% 

Lone parent 131 1.7% 

Couple, 1 child 280 3.6% 

Couple, 2+ children 344 4.5% 

Total 7,679 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
12.11 PPS3 also requires that the size of market housing in demand should be evidenced, which 

is shown in the table below. The table indicates that 40.5% of the requirement is for one 
bedroom dwellings, with 31.1% for two bedroom accommodation, 18.7% for three bedroom 
properties and 9.8% for four bedroom homes.  

 

Table 12.4 Size of market accommodation in demand 

Bedrooms Number of households % of demand 

1 bedroom 3,109 40.5% 

2 bedrooms 2,386 31.1% 

3 bedrooms 1,436 18.7% 
4+ bedrooms 749 9.8% 

Total 7,679 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
 

Affordable housing: sizes required 

12.12 PPS3 also requires the size of affordable accommodation required to be evidenced. The 
table below shows the size of accommodation required by households likely to move to a 
home in the intermediate sector. The table shows that 41.5% of the requirement for 
intermediate housing is for two bedroom dwellings, 41.4% is for a three bedroom home, 
11.4% for one bedroom accommodation and 5.8% for a property with four or more 
bedrooms.  
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12.13 It is important to note that the sample survey is unable to provide a very accurate profile of 
intermediate housing demand, due to the small sample of households requiring this tenure, 
and therefore the results presented should be treated with caution. The Zone Agent 
managing the intermediate housing waiting list in Hackney has further detail on the size of 
intermediate housing required in the Borough in the future.  

 

Table 12.5 Size of intermediate housing: requirement 

Bedrooms Number of households % of requirement 

1 bedroom 83 11.4% 

2 bedrooms 303 41.5% 
3 bedrooms 303 41.4% 

4+ bedrooms 43 5.8% 

Total 731 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
12.14 The table below shows the size of accommodation required by households likely to move to 

a social rented home. The table shows that 37.5% of the requirement for social rented 
housing is for one bedroom accommodation, 29.0% is for a two bedroom home, 28.1% for 
three bedroom dwellings and 5.4% for a property with four or more bedrooms. 

 

Table 12.6 Size of social rented housing: requirement 

Bedrooms Number of households % of requirement 

1 bedroom 1,506 37.5% 

2 bedrooms 1,164 29.0% 

3 bedrooms 1,129 28.1% 

4+ bedrooms 216 5.4% 

Total 4,014 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
12.15 All of the tables presented in this section are based on the total requirement resulting from 

the three household groups which will generate housing demand in Hackney in the future – 
newly forming households, in-migrant households and households moving within the 
Borough. The profile of accommodation arising from each of these three demand groups 
are presented separately in Appendix A5. 
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Historical turnover trends  

12.16 Secondary data sources contain data on the turnover in the owner-occupied and affordable 
sectors.  

 

·  The Land Registry records information on the number of property sales completed 
in a local authority area each quarter 

·  Each Local Authority’s HSSA submission presents data on the number of lettings 
that have occurred within the affordable stock each year 

 
12.17 However there is no secondary data source on the number of lettings that occur in the 

private rented sector at a local level.  
 
12.18 The Survey of English Housing records that the turnover in the private rented sector is 

38.4% compared with 4.7% across the owner-occupied sector and 9.3% for the social 
rented sector. This clearly shows that in areas in which there is a significant private rented 
stock, as is the case in Hackney, information on the number of lettings in this tenure is 
necessary to accurately portray the turnover across the whole housing market. The only 
source of local data on the number of moves that occur each year within the Hackney 
private rented sector is the household survey. 

 
12.19 As the private rented and owner-occupied stock need to be amalgamated to form the wider 

market sector, it is appropriate to use the same data source for turnover in the owner-
occupied stock. For consistency, the household survey will also be used for the turnover of 
the affordable stock. As a result the household survey is used to provide a profile of the 
tenure of dwellings that typically become available within the Borough each year. This is 
based on the tenure of households that moved to their current home in the last two years 
and is then annualised. 

 
12.20 The survey indicates that within the past year 69.6% of moves were to a home in the 

market sector, 2.9% were to an intermediate property and 27.5% were to a social rented 
dwelling. It should be noted that the market sector will include households moving into a 
private rented property with the assistance of Local Housing Allowance, which can be 
viewed as meeting a requirement for affordable accommodation. 

 
12.21 Whilst this distribution is quite different to that recorded for the future requirement in the 

Borough presented in Table 12.2 at the start of this chapter, it is inappropriate to directly 
compare identified future requirement against past trends of supply. This is because the 
requirement includes some latent demand that has not previously been fulfilled due to the 
limited turnover that occurs (particularly within the social rented sector) whilst the supply 
estimates reflect what has happened as a result of the flows that were possible, but does 
not account for the pressures that exist from households that are unable to move because 
the stock does not exist. 
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Summary 

12.22 This chapter analyses the household survey data to examine the overall gross demand for 
housing. 
 

12.23 It follows the Guidance requirements in para 22 of PPS3 in considering the appropriate 
tenure mix and size of accommodation required by households that intend to move in the 
next two years. Overall 61.8% of moving households expect market accommodation, 
32.3% of households expect a social rented home and 5.9% expect intermediate housing. 

 
12.24 Information on the rate of turnover in the housing stock is also considered. This showed 

that within the last year 69.6% of moves were to a home in the market sector, 2.9% were to 
an intermediate property and 27.5% were to a social rented dwelling. 

 
12.25 Possible implications and further analysis of these findings, taken together with the other 

findings of this report, are discussed in Chapter 13 below. 
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13. BHM Model: PPS3 outputs 
 
 

Introduction 

13.1 This chapter considers how the evidence from this research could be translated into 
producing relevant housing policies. The outputs produced are framed by the requirements 
of housing market research according to paragraph 22 of PPS3. 

 
 

Tenure of housing required 

13.2 PPS3 makes it clear that when looking at the likely overall proportions of households that 
require market and affordable housing, a range of evidence should be considered:  

 
‘No one methodological approach or use of a particular dataset(s) will result in a definitive 
assessment of housing need and demand’ (Practice Guidance pp.11) 

 
13.3 In accordance, the overall tenure distribution recommended for new housing in Hackney 

was informed by a number of information sources. Figure 13.1 illustrates the full list of 
sources considered and the evidence presented. All the sources listed were factored into 
the tenure profile ultimately derived, but not all were given equal weight.  

 
13.4 The overall output from this process is a recommendation of 50% of new housing being 

market accommodation and 50% affordable dwellings. The Borough is therefore justified in 
seeking, subject to viability, 50% of new housing on appropriate sites as affordable. This 
50% affordable housing should be composed of 30% intermediate and 70% social rented.  

 
13.5 The London Plan indicates that some 1,085 new dwellings should be added to the stock 

within Hackney each year. The table below shows how these proportions apply to the 
London Plan target. 

 

Table 13.1 Implied requirement  

 Market Intermediate Social rent 

Proportion of newbuild 50% 15% 35% 

Applied to London Plan target 542 dwellings 163 dwellings 380 dwellings 

Source: Fordham Research Hackney household survey (2008), Fordham Research (2008) 
 



London Borough of Hackney – Housing Needs Assessment  2008 

Page 126 

13.6 It is important to acknowledge that Hackney would generally benefit from a greater 
proportion of affordable housing as intermediate than 30%, due to the very large social 
rented sector in the Borough currently and the desire for more mix and balance. However, 
the current fall in house prices has reduced the intermediate band and 30% is the 
maximum that can reasonably be recommended based on the ability of applicable 
households to afford the current intermediate band. 

 

Figure 13.1 Description of the Analytical Process leading to PPS3 Output 1 

 

 
 

Source: Fordham Research (2008) 

 

BHM Model 
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Indicates scale of housing 
need problem following the 
method set out in Practice 
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Current stock profile 
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resident in the Borough.  

Literature review 

 
Consideration of regional 
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described in the London Plan. 
 

Recommendation in 
London Plan: 50% market 
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1,085 new dwellings to be 
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Within the affordable 
sector 30% intermediate 
and 70% social rented. 

 

Annual need for 4,626 
affordable dwellings. This 
is an increase of 
approximately 200% from 
the 2003 estimate.  
 
Up to 11% of this 
affordable requirement 
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Conclusion of 
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Market 50% 
Affordable 50% 
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split 
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Even with a high 
target such as 50%, in 
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A level of affordable 
housing above 50% is 
widely considered to 
be undeliverable: 50% 
is likely to be the 
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stock means that 
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Likely profile of those generating demand for market housing 

13.7 Since PPS3 only requires a gross figure in this case (as there is no reliable analytical way 
of attributing supply of an individual house design to a type of household), the figures can 
be obtained directly from the household survey. The table below shows the profile of 
households that are likely to require market housing in Hackney in the future. An 
explanation for how these results are derived is presented in Chapter 12.  

 

Table 13.2 Household types, market housing: demand 

Household type Number of households % of demand 

Single pensioner 21 0.3% 

2+ pensioners 27 0.3% 

Single non-pensioner 3,526 45.9% 

Multiple adult 2,212 28.8% 

Couple no children 403 5.2% 

Lone parent 131 1.7% 

Couple, 1 child 280 3.6% 

Couple, 2+ children 344 4.5% 

Total 7,679 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
 

Size of market and affordable housing: Method 

13.8 To determine the size of accommodation required within each tenure, fulfilling the second 
and third requirements of PPS3, a combination of primary and secondary data has been 
used. Primary data informs the demand profile within each tenure, whilst secondary data is 
used to create the likely supply distribution within each tenure. By using secondary data for 
the supply, we avoid the problem of a large sample error associated with using only 
household numbers from the survey for both supply and demand estimates. 

 
13.9 The purpose of this approach is to quantify the scale and nature of the future demand for 

housing and compare this to the profile of housing likely to become available. The scale of 
the supply is not calculated; instead it is assumed that all demand will be met by supply, 
with the exception of that to be met through new dwelling construction. This assumption is 
made solely to inform the appropriate size mix of new dwellings for market, intermediate 
and social rented housing. 

 
13.10 The approach also ensures that by considering future changes to the market rather than 

looking back at past trends, the results do not merely match the accommodation profile that 
already exists in Hackney but reflect the pressures on the market. 
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13.11 Survey data was used to calculate the size of accommodation required or demanded by 
households within each of the three broad tenures analysed separately. The approach used 
is described in Chapter 12, and the results are replicated in the table below. As was 
indicated in Chapter 12 the demand profile for intermediate housing should be treated with 
caution, as it is based on a small sample. The Zone Agent managing the intermediate 
housing waiting list in Hackney has further detail on the size of intermediate housing 
required in the Borough in the future. 

 

Table 13.3 Gross size of accommodation required or demanded by tenure 

Bedrooms Market Intermediate Social rented 

1 bedroom 3,109 83 1,506 

2 bedrooms 2,386 303 1,164 

3 bedrooms 1,436 303 1,129 

4+ bedrooms 749 43 216 

Total 7,679 731 4,014 

Source: Fordham Research Hackney household survey (2008) 

 
13.12 Rather than quantifying the scale of supply, the model is based on the assumption that the 

supply will principally be met by the existing housing stock in the Borough. It is therefore 
necessary to profile the likelihood of the existing dwellings in the Borough becoming 
available. The supply profile is derived from secondary data, by combining information on 
the current stock with information on the relative turnover rates for each type and tenure of 
dwelling. Whilst this analysis can be conducted for the social rented and market sectors it is 
not appropriate to produce it for the intermediate sector because of the limitations of the 
data available on the current stock of intermediate housing. 

 
13.13 The distribution of dwelling sizes within the housing stock for each tenure is derived from 

the 2001 Census. The calculation uses evidence from the Survey of English Housing 
(2005/06) to convert the number of rooms recorded in the Census to an estimate of the 
number of bedrooms. The size profile of dwellings within each tenure, calculated by this 
method, is presented in the table below. 

 

Table 13.4 Estimated total number of dwellings in Hackney by tenure 

Bedrooms Owner-occupied Private rented Social rented 

1 bedroom 6,304 6,815 19,078 

2 bedrooms 8,047 4,536 15,541 

3 bedrooms 6,992 2,317 7,732 
4+ bedrooms 4,942 1,092 1,318 

Total 26,285 14,760 43,669 

Source: Fordham Research Hackney household survey (2008) 
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13.14 Evidence from the Fordham Research London and Sub-regional Support Strategy Study 
(LSSSS 2008) update dataset indicates that the rate of turnover is not equal across all 
property sizes within each tenure. For example, the turnover of one bedroom properties is 
greater than four bedroom properties in the same tenure. Therefore to create a full supply 
profile across all tenures, an adjustment is applied to the size distribution recorded to reflect 
this. 

 
13.15 The adjustment takes the form of a ratio indicating the rapidity of turnover for each property 

size, indexed to the turnover rate for that tenure as a whole. The adjustments for each 
tenure and bedroom size are shown in the table below. They are derived from information 
in the LSSSS update dataset for the whole of London, with the results rounded to the 
nearest 0.05. Figures above one indicate a more rapid rate of turnover than average for the 
tenure. 

 

Table 13.5 Turnover adjustment applied to recorded stock profile 

Bedrooms Owner-occupied Private rented Social rented 

1 bedroom 1.4 1.15 1.5 

2 bedrooms 1.15 1.05 1.15 
3 bedrooms 0.8 0.95 0.8 

4+ bedrooms 0.65 0.85 0.55 

Source: Fordham Research LSSSS Update Dataset for London, Fordham Research (2008) 
 

13.16 The figures in the table above represent the amount that the stock profile should be 
multiplied by to produce an estimate of the true supply by size within each tenure. Once the 
adjustment is applied to the size profile, a figure is created showing the propensity of each 
dwelling size in the tenure to become available for occupation. This is demonstrated in the 
table below.  

 

Table 13.6 Calculation stage-  Propensity of dwellings to become available 
for occupation in Hackney by tenure 

Bedrooms Owner-occupied Private rented Social rented 

1 bedroom 8,826 7,837 28,617 

2 bedrooms 9,254 4,763 17,872 

3 bedrooms 5,593 2,201 6,186 

4+ bedrooms 3,212 928 725 

Source: Fordham Research Hackney household survey (2008) 
London and Sub-Regional Support Strategy Study (2008), Fordham Research (2008) 

 
13.17 It is necessary to combine the data for private rented and owner-occupied housing to 

produce a profile for the whole market sector. The figures for the private rented sector are 
multiplied by eight and then added to the figures for owner-occupation, since the Survey of 
English Housing suggests that private rented households are eight times as likely to move 
as owner-occupiers. 
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13.18 The total supply found by this method for each size of dwelling within both tenures (market 
and social rented) is then summed and the figures converted into percentages. The 
resultant supply profile, shown below, reflects the likely supply of dwellings rather than just 
the existing stock profile. 

 

Table 13.7 Distribution of dwellings likely to become available  
within each tenure 

Bedrooms Market Social rented 

1 bedroom 46.8% 53.6% 

2 bedrooms 31.0% 33.5% 
3 bedrooms 15.2% 11.6% 

4+ bedrooms 7.0% 1.4% 

All 100.0% 100.0% 

Sources: Fordham Research (2008), Fordham Research LSSSS Update Dataset for London, Fordham Research Hackney 
household survey (2008), Survey of English Housing (2006/07) 

 

13.19 This secondary data derived profile is applied to the estimated supply of housing for each 
tenure. The estimated supply is summed so that the net requirement for each tenure is 
equal to the London Plan new build requirement for that tenure identified in table 13.1. 

 

13.20 This method assumes all demand will be met except for the segment to be met via new 
dwelling construction. This ensures that the accommodation required or demanded by 
households that would like to move but are currently unable to (due to limited supply of the 
appropriate form of accommodation) are considered. This principally affects the results 
recorded for the social rented sector. Households that would like to transfer within the 
tenure are in practice unable to do so because the Council faces pressure to house 
households in greater priority need. 

 

13.21 The derivation of the gross supply figures is presented in the table below.  
 

Table 13.8 Derivation of gross supply estimate 

 Market Social rented 

Gross demand 7,679 4,014 

Indicated new build supply 542 380 

Gross demand that can 

be met from existing stock 
7,137 3,634 

Source: Fordham Research Hackney household survey (2008), various secondary sources 
 

13.22 The supply distribution recorded is then applied to the derived total supply of housing within 
each tenure. This is presented in the table below. 
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Table 13.9 Assumed gross supply of dwellings within each tenure 

Bedrooms Market Social rented 

1 bedroom 3,342 1,947 

2 bedrooms 2,213 1,216 

3 bedrooms 1,084 421 

4+ bedrooms 497 49 

All 7,137 3,634 

Source: Fordham Research Hackney household survey (2008), various secondary sources 

 
13.23 The resultant likely supply presented in Table 13.9 is deducted from the gross demand 

estimates presented in Table 13.3 and the net requirement by size within each tenure 
produced. This is presented in the table below.  

 

Table 13.10 Net size requirement within each tenure 

Bedrooms Market Social rented 

1 bedroom -234 -441 

2 bedrooms 173 -53 

3 bedrooms 351 708 

4+ bedrooms 252 166 

All 542 380 

Source: Fordham Research Hackney household survey (2008), various secondary sources 

 
13.24 These net dwelling estimates are converted into a percentage, as this is what is required for 

PPS3. The resultant percentage requirement (for social rented housing) and demand (for 
market housing) are presented in the table below.  

 

Table 13.11 Size of dwellings required or demanded 

 Market Social rented 

1 bed 0.0% 0.0% 

2 bed 22.2% 0.0% 

3 bed 45.3% 81.0% 
4 bed 32.5% 19.0% 

Total 100.0% 100.0% 

Source: Fordham Research Hackney household survey (2008), various secondary sources 
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Threshold site size 

13.25 The national indicative threshold stipulated by PPS3 is fifteen dwellings per hectare. 
However PPS3 acknowledges that lower minimum thresholds can be set. The London Plan 
recommends that London Boroughs should seek affordable housing provision on a site 
which has the capacity to provide ten or more homes. Given the significant amount of 
additional housing required in Hackney, it would seem reasonable for the Council to follow 
the guidance in the London Plan and set a threshold that affordable housing should be 
provided on all sites capable of providing ten or more units. 

 
 

Conclusions 

13.26 In terms of formal outputs required by Guidance, the recommendations are shown in the 
table overleaf. These should not be taken as fixed; determining policy is not within the remit 
of this document, and policy-makers may in practice choose to interpret the information 
gathered together in the chapter above differently in the light of, for example, stakeholder 
input or specific local circumstances. 
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Figure 13.2 Estimated PPS3 requirements: Hackney 
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Source: Fordham Research Hackney household survey (2008), various secondary sources, Fordham Research (2008) 
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14. The needs of particular groups 
 
 

Introduction 

14.1 This section addresses 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.  

 
14.2 For example, the frail elderly may not be in housing need in the sense of not being able to 

afford market housing, but many of them are liable to require extra care in the future, 
whether directly, or via aids and adaptations in the home.  

 
14.3 This section covers the following groups: 
 

·  Households with support needs  

·  Older person households 

·  Key workers 

·  First-time buyers 

·  Black and Minority Ethnic (BME) groups 
 
 

Households with support needs 

14.4 Information collected through the survey enables us to identify whether any household 
members have a particular support need. Information about the characteristics of these 
households can inform the Council’s Supporting People Strategy.  

 
14.5 The survey looked at whether household members fell into one or more of a range of 

groups. Whilst these represent the larger client groups covered in the Supporting People 
Strategy, they are not exhaustive. There are, for example, many groups for which it would 
not be possible to obtain results through the questionnaire type approach (either due to the 
small numbers or because of the nature of the support need).  

 
14.6 It should also be noted that the finding of a household with a support need does not 

necessarily mean that the household needs to move to alternative accommodation. In 
many cases the support need can be catered for within the household’s current home whilst 
for others the issue may be the need for support rather than any specific type of 
accommodation.  
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14.7 The groups covered were: 
 

·  Frail elderly 

·  Persons with a medical condition 

·  Persons with a physical disability 

·  Persons with a learning difficulty 

·  Persons with a mental health problem 

·  Persons with a sensory disability 

·  Other 
 
14.8 Some support needs are uncommon, whilst others are numerous. The accuracy of each 

figure will of course vary according to the size of the group involved.  
 
14.9 It should be noted that the definition of a support need in this survey differs from the 

Disability Discrimination Act’s (DDA) definition; ‘a physical or mental impairment which has 
a substantial and long-term adverse effect on a person’s ability to carry out day-to-day 
activities’. The definitions of a support need used in the survey do not only include 

respondents who have an impairment that has a substantial and long-term effect on a 
person’s day-to-day activities. 

 
Support needs groups: overview 
 
14.10 Overall there are an estimated 15,657 households in the Hackney area with one or more 

members in an identified support needs group - this represents 16.6% of all households. 
The table below shows the numbers of households with different types of support needs. 
The numbers of households in each category exceed the total number of support needs 
households because people can have more than one category of support need. 

 
14.11 The main types of support need found in Hackney were physical disabilities and medical 

conditions, with each of these categories covering around 8% of the Borough’s households. 
 

Table 14.1 Support needs categories 

Category 
Number of 

households 

% of all 

households 

% of support needs 

households 

Medical condition 7,728 8.2% 49.4% 

Physical disability 7,487 7.9% 47.8% 

Frail elderly 3,946 4.2% 25.2% 

Mental health problem 1,653 1.8% 10.6% 

Learning difficulty 1,018 1.1% 6.5% 

Sensory disability 844 0.9% 5.4% 
Vulnerable young people 

and children leaving care 
0 0.0% 0.0% 

Other 0 0.0% 0.0% 

Source: Fordham Research Hackney household survey (2008) 
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14.12 Further analysis of the data shows that 41.3% of support needs households (6,472) contain 

only people of pensionable age, making up 53.0% of all households in Hackney within this 
age range. 

 
14.13 The table below indicates that support needs households are more likely to be living in 

social rented housing, and less likely to be in other tenures, particularly private rented. Of 
those that are in private rented housing, a majority are supported in this tenure by housing-
related benefits such as Local Housing Allowance. Further analysis shows that 29% of 
Council rented and 26% of RSL rented dwellings contain a household with some form of 
support need. 

 

Figure 14.1 Tenure and support needs  
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Source: Fordham Research Hackney household survey (2008) 

 
Requirements of support needs households 
 
14.14 Those households with a member with support needs were asked to indicate if they needed 

access to additional services or improvements to their current accommodation and/or 
services.  

 
14.15 The results show requirements for a wide range of additional physical adaptations to 

dwellings in the Borough. The most commonly sought improvements were: 
 

·  Low level access shower unit (2,587 households – 16.5% of all support needs 
households)  

·  Other bathroom or toilet alterations (1,970 households – 12.6%) 

·  Extra handrails inside the home (1,450 households – 9.3%) 

·  Installation of a lift or stair-lift (1,414 households – 9.0%) 
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Figure 14.2 Support needs households: improvements to accommodation 
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Source: Fordham Research Hackney household survey (2008) 

 
14.16 In addition, demand for support services from such households was considered. The most 

commonly required additional services were: 
 

·  Help maintaining home (1,542 households – 9.8% of all support needs households) 

·  Help with shopping or daily errands (1,354 households – 8.6%) 

·  Help keeping house clean (1,296 households – 8.3%) 
 

Figure 14.3 Support needs households: improvements to support services 
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Source: Fordham Research Hackney household survey (2008) 
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Care & repair and staying put schemes 
 
14.17 This section studies support needs households who have stated experiencing difficulty in 

maintaining their home, or whose home is in major disrepair. The table clearly shows that 
support needs households are more likely than other households in the housing market 
area to have problems with maintaining their homes. 

 
14.18 Also worth noting is that the vast majority of support needs households with difficulties 

maintaining their home are living in the social rented sector (78.3%), and only about 382 
own their own homes. 

 

Table 14.2 Support needs households and difficulty maintaining home 

Difficulty maintaining home All households 
Household group 

Number % Number % 

All support needs households 2,724 17.4% 15,657 100.0% 
 of which owner-occupied* 382 14.0% 2,734 100.0% 
 of which council rented 1,098 17.0% 6,452 100.0% 
 of which RSL rented 1,067 18.9% 5,641 100.0% 
 of which private rented 177 21.3% 829 100.0% 
All other households 3,279 4.2% 78,583 100.0% 
All households 6,002 6.4% 94,240 100.0% 

Source: Fordham Research Hackney household survey (2008) * Including shared ownership 

 
Housing need 
 
14.19 The level of housing need, according to the CLG model, among support needs households 

is shown in the table below, broken down into those households containing older persons 
and others. Perhaps surprisingly, levels of overall housing need are lower among support 
needs households than average; they account for only 10.0% of all housing need despite 
making up a total of 16.6% of the households in the Borough. This is mostly accounted for 
by older households with support needs, who appear very unlikely to generate housing 
need. 

 

Table 14.3 Housing need among support needs households 

 
Total current 

housing need 

Total annual 

gross need 

% of annual 

gross need 

% of all 

households 

Support needs – older persons 80 171 2.2% 8.8% 
Support needs – other 257 592 7.8% 7.8% 
No support needs 1,979 6,858 90.0% 83.4% 

Total 2,316 7,621 100.0% 100.0% 

Source: Fordham Research Hackney household survey (2008) 
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14.20 The likely reasons for this lower level of need are that many problems caused by support 
needs (for example disrepair of property) are considered by the CLG model to be capable 
of being met without requiring a move to another property. Also many older households 
have a considerable reserve of equity stored in their property, which means that technically 
they could afford to buy a suitably sized property, although in practice this solution might 
not be suitable for their needs. 

 
14.21 Due to these shortcomings in the CLG model when assessing housing need among those 

requiring specialist (often rented) accommodation, the questionnaire attempted to quantify 
this need separately. In total, approximately 630 households (4.0% of total support needs 
households) felt that their needs for either physical adaptations to their dwelling or 
additional support services could not be met in their current home. 

 
14.22 Little additional detail can be provided on these 630 households due to the small sample 

size, but they are about evenly split between pensioners and non-pensioners. Most 
currently live in social rented properties, with a median annual gross household income 
(including non-housing related benefits) of about £8,000, indicating that it is unlikely many 
would be able to move without some form of financial assistance. 

 
 

Older person households 

14.23 Older people are defined as those over the state pension eligibility age (currently 65 for 
men, 60 for women). For the purpose of this chapter, households have been divided into 
three categories: 

 

·  Households without older persons 

·  Households with both older and non-older persons 

·  Households with only older persons 
 
14.24 Just fewer than 13.0% of households in Hackney contain only people of pensionable age 

and a further 5.1% contain some people in this age group. The table below shows the 
number and percentage of households in each group. 

 

Table 14.4 Older person households 

Categories 
Number of 

households 

% of all 

households 

Households without older persons 77,205 81.9% 
Households with both older and non-older persons 4,826 5.1% 
Households with older persons only 12,209 13.0% 
Total 94,240 100.0% 

Source: Fordham Research Hackney household survey (2008) 
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Characteristics of older person households 
 
14.25 The table below shows the housing tenure of households with older persons. It is 

interesting to note that more than two thirds of older person households are in social rented 
accommodation, compared to just under half of other households. Fewer live in owner-
occupied accommodation, although most have no mortgage, as might be expected. Very 
few live in private rented accommodation (just 7%), and of those that do a majority claim 
housing related benefits such as Local Housing Allowance. 

 
14.26 It is important to consider the future implications for the Council with such a high proportion 

of its older people residing in social rented accommodation. These households may have 
particular housing requirements and needs that must be met. 

 

Figure 14.4 Tenure and older person households  
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14.27 Under-occupation and overcrowding for older person households (according to the 

bedroom standard) is summarised in the table below. As can be seen, more than a quarter 
of older person households are under-occupying their dwelling (27.9%), accounting for 
nearly a third (32.8%) of all under-occupied dwellings in Hackney. 

 

Table 14.5 Size of older person only households 

Age group 

Occupation Level Older person 
h’holds 

Other 
households 

Total 

% of older 
households in 

group 

% of group 
being older 
households 

Overcrowded 14 9,005 9,018 0.1% 0.2% 
(neither) 8,791 66,060 74,851 72.0% 11.7% 
Under-occupied* 3,404 6,967 10,371 27.9% 32.8% 

Total 12,209 82,031 94,240 100.0% 13.0% 

Source: Fordham Research Hackney household survey (2008) 

*Under-occupied refers to households two or more bedrooms above the bedroom standard 
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14.28 This information can be further broken down by tenure (for older person households only) 
and this is shown in the table below. The table indicates that nearly half (47% or 1,610) of 
under-occupied dwellings containing only older people are in social rented accommodation, 
the majority of these (989) in Council rented accommodation. 

 
14.29 Most of the remainder (1,604) are in owner-occupied accommodation. Reducing this type of 

under-occupation is more challenging, especially when it is considered that 97.8% of this 
group consider that there is no need or likelihood of their moving property within five years. 

 

Table 14.6 Older person only households – under-occupation and tenure 

Occupation Level 
Tenure 

Overcrowded Normal Under-occ. Total 

Owner occupied (no mortgage) 0 1,397 1,259 2,655 
Owner occupied (w/ mortgage) 0 96 345 441 
Shared ownership 0 10 0 10 
Council rented 14 3,388 989 4,390 
RSL rented 0 3,247 621 3,868 
Private rented (no LHA) 0 186 108 294 
Private rented (LHA) 0 468 82 550 

Total 14 8,791 3,404 12,209 

Source: Fordham Research Hackney household survey (2008) 

 
Care & repair and staying put schemes 
 
14.30 This section studies older person households who have stated experiencing difficulty in 

maintaining their home. The results are shown in the table below and are split by tenure. 
The table clearly shows that older person households are more likely than other 
households in the housing market area to have problems with maintaining their homes, 
especially if they own their own homes. 

 
14.31 Of all households with a problem or serious problem, a total of 31.7% contain only older 

people. 
 

Table 14.7 Older person households and difficulty maintaining home 

Difficulty maintaining home All households 
Household group 

Number % Number % 

All older person households 1,905 15.6% 12,209 100.0% 
 of which owner-occupied* 652 21.0% 3,106 100.0% 
 of which council rented 568 12.9% 4,390 100.0% 
 of which RSL rented 583 15.1% 3,868 100.0% 
 of which private rented 102 12.1% 844 100.0% 
All other households 4,097 5.0% 82,031 100.0% 
All households 6,002 6.4% 94,240 100.0% 

Source: Fordham Research Hackney household survey (2008) * Including shared ownership 
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Key worker households 

Overview 
 

14.32 For the purposes of analysis key workers were defined as people working in any one of 
seven categories. These were: 

 

·  Education 

·  Health Care 

·  Social Work 

·  Emergency services 

·  Prison or probation services 

·  Public administration 

·  Defence 
 

14.33 The nature of this study means that the key workers identified within the survey are those 
that are resident in the Borough. The data, therefore, includes key workers resident in the 
Borough who work outside its boundaries, and excludes key workers who work in Hackney 
but live outside. The analysis of key workers concentrates on their current housing 
situation, future demands for housing, and affordability. 

 

14.34 In total it is estimated that 20,115 households contain a key worker, and of those 13,775 
are headed by a key worker. These households are subject to further analysis in the 
section below. 

 

14.35 The table below shows the tenure distribution of key worker households, which shows 
some small differences with an employed household head. Key workers are notably more 
likely to live in RSL rented (but not Council rented) accommodation, and less than half as 
likely to rent privately. They are also slightly more likely to have a mortgage than other 
employed households. 
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Table 14.8 Tenure of key worker households 

Working status of household head 

Tenure 
Not employed 

Employed key 
worker 

Employed not 
key worker 

Total 

Owner occupied (no mortgage) 13.4% 6.0% 8.7% 10.4% 
Owner occupied (w/ mortgage) 4.3% 34.7% 28.0% 18.2% 
Shared ownership 0.3% 3.9% 2.4% 1.7% 
Council rented 37.3% 13.3% 12.4% 23.8% 
RSL rented 31.1% 25.5% 13.8% 23.3% 
Private rented (no LHA) 6.4% 14.7% 32.4% 18.1% 
Private rented (LHA) 7.3% 1.9% 2.3% 4.5% 

100.0% 100.0% 100.0% 100.0% 
Total 

42,604 13,775 37,861 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Income and affordability of key worker households 
 
14.36 The table below shows a comparison of income and savings levels for key worker and non-

key worker households, and suggests that key workers as defined by the survey in 
Hackney have generally higher incomes and savings than other employed households. 

 

Table 14.9 Median income and savings levels of key worker households 

Category (Household head) Household Income* Savings 

Employed key worker £33,868 £620 
Employed not key worker £30,225 £526 
Not employed £7,789 £192 

Source: Fordham Research Hackney household survey (2008) 

* Median annual gross (including non-housing related benefits) 

 
 

BME Groups 

Introduction and Groupings 
 

14.37 The questionnaire contained a large number of ethnicity categories; not all of these yielded 
sufficient samples to draw meaningful conclusions, and therefore the responses were 
regrouped as shown in the table below, into 13 groups each accounting for at least 2% of 
the household sample. 
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14.38 No one ethnic group made up a majority, with White British households making up 47.8% of 
the households. Household sizes varied substantially between groups; for example the 
Pakistani, Bangladeshi and Afghan group made up 2.2% of households, but 4.4% of people 
in the Borough lived in a household headed by someone in this ethnic group. It should be 
emphasised that these are not full estimates of the total population in each ethnic group, 
since the survey did not gather information on the ethnicity of every household member 
separately. 

 
14.39 No single ethnic group dominated the BME population; the largest BME groups in terms of 

households were Black Caribbean and Black West African, each making up close to 10% of 
households. Other significant groups were Turkish or Kurdish, Western European or Greek, 
and Black Other, each making up just over 4% of households each. 

 

Table 14.10 Ethnicity (based on head of household)  

Households Population of households 
Ethnic group 

Count % Count % 

White British 45,043 47.8% 83,331 38.1% 

Irish 2,218 2.4% 3,903 1.8% 

Turkish or Kurdish 4,099 4.3% 11,353 5.2% 

Eastern European 2,251 2.4% 5,742 2.6% 

Western European or Greek 4,276 4.5% 10,100 4.6% 

Other White 2,756 2.9% 10,547 4.8% 

Indian or Sri Lankan 2,474 2.6% 8,599 3.9% 

Pakistani, Bangladeshi or Afghan 2,059 2.2% 9,640 4.4% 

Black Caribbean 10,462 11.1% 21,959 10.0% 

Black West African 9,069 9.6% 26,795 12.2% 

Black Other 3,738 4.0% 11,717 5.4% 

East Asian 2,105 2.2% 5,335 2.4% 

Other or Mixed 3,690 3.9% 9,718 4.4% 

Total 94,240 100.0% 218,740 100.0% 
Source: Fordham Research Hackney household survey (2008) 

 
14.40 The chart below shows the distribution of BME groups across the different tenures 

available in Hackney. Tenure varies significantly by ethnic group, with to some degree 
each group showing a distinctive pattern. However, some generalisations can be made. 

 
14.41 More than half of those households in minority groups from Europe (whether East or West) 

live in private rented housing, although they are less likely than average to be claiming 
Local Housing Allowance. The same broad pattern is seen among the East Asian and 
Other groups. 
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14.42 Meanwhile, all three Black sub-groups are far more likely than average to be found in the 
social rented sector (74% in the case of the Black Caribbean group), with relatively few 
living in the private rented sector, and among the lowest levels of home ownership of any 
group. The Turkish and Kurdish group show a remarkably similar tenure pattern. 

 
14.43 At the opposite end of the spectrum, the Indian and Sri Lankan group show by far the 

highest levels of home ownership of any group, including White British, at 66%. The 
Pakistani, Bangladeshi and Afghan group show very little similarity; although there are 
reasonably high levels of home ownership in this group, there is very little private renting. 

 

Figure 14.5 Tenure and BME group  
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Source: Fordham Research Hackney household survey (2008)  * Pakistani, Bangladeshi or Afghan 

 
Income and Savings 
 
14.44 The table below shows average income and savings levels by ethnic group. This 

measurement is complicated by the fact that some ethnic groups tend to live in larger 
households than others; for this reason columns showing income and savings per adult 
have also been included. 
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14.45 The wealthiest BME groups on average were the Western European or Greek, Indian or Sri 
Lankan, and Other White groups. All of these groups showed higher average household 
earnings than the White British group, but the latter two groups showed lower incomes 
when household size was taken into account. 

 
14.46 While the Pakistani, Bangladeshi and Afghan group also showed quite high household 

incomes, the income per adult was lower than any other group except Turkish or Kurdish 
once household size was taken into account. The Black ethnic groups showed quite low 
incomes per head, but not to the same extent; however the average level of savings 
among these groups was very low. 

 

Table 14.11 Median income and savings levels by ethnic group   

Ethnic group 
Household 

income 
Income 

per adult 
Household 

savings 
Savings 
per adult 

White British £21,624 £14,432 £493 £140 
Irish £11,740 £10,319 £406 £240 
Turkish or Kurdish £10,405 £6,547 £122 £32 
Eastern European £15,699 £12,470 £378 £137 
Western European or Greek £28,103 £14,522 £551 £169 
Other White £31,596 £12,598 £870 £218 
Indian or Sri Lankan £23,650 £9,779 £634 £339 
Pakistani, Bangladeshi or Afghan £19,561 £7,385 £378 £99 
Black Caribbean £12,186 £8,829 £173 £46 
Black West African £17,905 £9,422 £200 £55 
Black Other £13,424 £7,727 £89 £24 
East Asian £16,865 £10,216 £146 £51 
Other or Mixed £14,719 £9,671 £209 £74 
Total £17,846 £11,157 £365 £82 

Source: Fordham Research Hackney household survey (2008) * annual gross (including non-housing related benefits) 

 
Housing need 
 
14.47 The level of housing need according to the CLG model broken down by ethnic group is 

shown in the table below. As can be seen from comparing the third and fourth columns, 
many groups account for more housing need than their proportions in the population would 
suggest. 

 
14.48 The ethnic groups which account for the most housing need given their proportion in the 

population are the European groups; this is likely to be due to the large number within these 
groups living in private rented accommodation. In addition, the ‘Other or Mixed’ group and 
the Black West African and Black Other groups show particularly elevated levels of need. 

 
14.49 In contrast, the White British, Irish, Other White and Indian or Sri Lankan groups show less 

housing need than their proportion in the population would suggest. 
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Table 14.12 Gross housing need among BME households 

 
Total current 
housing need 

Total annual 
gross need 

% of annual 
gross need 

% of all 
households 

White British 514 2,612 34.3% 47.8% 
Irish 37 86 1.1% 2.4% 
Turkish or Kurdish 181 402 5.3% 4.3% 
Eastern European 61 435 5.7% 2.4% 
Western European or Greek 114 557 7.3% 4.5% 
Other White 28 149 2.0% 2.9% 
Indian or Sri Lankan 41 119 1.6% 2.6% 
Pakistani, Bangladeshi or Afghan 124 209 2.7% 2.2% 
Black Caribbean 401 634 8.3% 11.1% 
Black West African 462 1,126 14.8% 9.6% 
Black Other 169 447 5.9% 4.0% 
East Asian 54 126 1.7% 2.2% 
Other or Mixed 130 719 9.4% 3.9% 

Total 2,316 7,621 100.0% 100.0% 

Source: Fordham Research Hackney household survey (2008) 

 
Jewish groups 
 
14.50 The Borough of Hackney also contains a significant Jewish community, including a Charedi 

Jewish community in the north of the Borough, estimated through another study carried out 
for Hackney Council to number up to 15,000 people (Estimating and Profiling the 
Population of Hackney, 2007), which would make this the third largest BME group in the 

Borough in terms of population. 
 
14.51 However, the sample size among this group from the survey carried out for this report was 

very small (24 responses), partly due to the much larger size of households in this group 
(and therefore fewer households to sample) and partly due to a lower overall response rate. 
Due to this small sample size there is relatively little that can be said with certainty about 
the housing situation of the Charedi community from the survey, although the section below 
gives some pointers. 

 
14.52 The tenure distribution of those surveyed was unusual, split about equally between owner-

occupied housing without a mortgage (eight respondents) and those living in the private 
rented sector supported by Local Housing Allowance (11 respondents), with the remainder 
distributed among the other tenures. 

 
14.53 The results confirm that the household size is generally large, with the 24 households 

responding containing an average of 5.5 people. The average number of bedrooms found 
was 3.5, which is above the Borough average of 2.2 bedrooms, but not by as much as 
might be expected, suggesting the possibility of overcrowding problems. Almost the entire 
sample (21 of 24) were households with children, with 17 containing more than two 
children. 
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14.54 The median household income (annual gross including all non-housing benefits) was found 

to be about £16,000, a little below the Borough average. However, this amounted to 
approximately £7,000 per adult, putting this group in a similar economic bracket to other 
lower income BME groups covered earlier in this section. 

 
14.55 Given the low response rate these figures should be treated with some caution; however it 

seems reasonable to suggest that levels of housing need among this group are likely to be 
very high, and may be worthy of further study. However, the impact of this on the housing 
need situation in the Borough as a whole (when expressed in terms of number of 
households) is likely to be relatively minor. 

 
 

Summary 

14.56 This chapter focused on particular groups of interest to the Council within the population. It 
showed that:  

 
Support needs Households 
 

·  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 accommodation. 
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Older Person 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. 

 
Key Workers 
 

·  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. 

 
BME Groups 
 

·  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. 
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15. Low Cost Home Ownership 
 
 

Introduction 

15.1 This chapter considers the profile of households identified as living in Low Cost Home 
Ownership (LCHO) accommodation. The Council identified LCHO properties on the 
sampling frame, 200 households were selected from this as a booster to ensure that there 
was a large enough sample for analysis of this group.  

 
15.2 The chapter initially presents the demographic profile of LCHO households against all other 

households, before looking in more detail into the experiences of households that have 
moved into a LCHO property. A further section on the questionnaire was added for 
households identified as living in shared ownership or shared equity properties to fill in, the 
questions look at the attraction of LCHO schemes, percentage ownership and satisfaction 
with the processes involved. 

 
15.3 The Council have indicated that overall there are around 1,780 occupied LCHO properties 

in the Borough. A small number of households that were included in the booster sample for 
LCHO households however did not identify themselves as living in a LCHO product, either 
because these properties are being sub-let within the private rented sector or due to a lack 
of knowledge from the householder of the tenure terminology. In total 1,568 households 
were identified in the survey as being resident in a LCHO property and this chapter will 
present further detail on these households. 

 
15.4 The following table shows the household type of LCHO households against all other 

households. The majority, more than two thirds, of LCHO households are single or couples 
without children. There are very few pensioner households in LCHO. 

 

Table 15.1 Household type 

Household type LCHO households All other 
households All households 

Single pensioner 0.6% 11.1% 10.9% 
2+ pensioners 0.0% 2.1% 2.0% 
Single non-pensioner 51.5% 30.0% 30.3% 
Multiple adult 7.8% 19.4% 19.2% 
Couple, no children 18.7% 9.9% 10.1% 
Lone parent family 9.3% 13.8% 13.7% 
2+ adults, 1 child 4.3% 5.2% 5.2% 
2+ adults, 2+ children 7.7% 8.6% 8.6% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 
Source: Fordham Research Hackney household survey (2008) 
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15.5 The accommodation type of LCHO households is shown in the table below and it is clear 
that the vast majority live in a purpose built flat, a significantly higher proportion than the 
general population. 

 

Table 15.2 Accommodation type 

Accommodation type LCHO households All other 
households All households 

Detached / Semi-
detached 1.4% 5.1% 5.0% 

Terraced 12.1% 18.6% 18.5% 
Purpose built flat 84.3% 52.7% 53.3% 
Other flat 2.1% 23.6% 23.2% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 
Source: Fordham Research Hackney household survey (2008) 

 
15.6 LCHO households (survey respondent) are more likely to be from a white British/Irish 

background than households in other tenures.  
 

Table 15.3 Ethnicity (survey respondent) 

Ethnicity LCHO households All other 
households All households 

White British or Irish 65.9% 49.9% 50.1% 
Turkish or Kurdish 0.2% 4.4% 4.3% 
Other White 16.9% 9.7% 9.9% 
South Asian 1.1% 4.9% 4.8% 
Black 10.3% 24.9% 24.7% 
Other 5.7% 6.2% 6.1% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 
Source: Fordham Research Hackney household survey (2008) 

 
15.7 The following table shows that LCHO households are significantly more likely to be in full-

time employment than households in other tenures. 
 

Table 15.4 Working status (survey respondent) 

Ethnicity LCHO households All other 
households All households 

Full time employment 83.1% 42.7% 43.4% 
Part time employment 5.4% 7.7% 7.6% 
Self employed 4.6% 3.8% 3.8% 
Not employed 6.9% 45.9% 45.2% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 
Source: Fordham Research Hackney household survey (2008) 
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15.8 LCHO households are more likely to have recently moved into their property. Whether this 
is because these households are more transient or because these schemes are still 
relatively new is unknown. 

 

Table 15.5 Length of residence 

Length of residence LCHO households All other 
households All households 

Within the last year 21.9% 13.1% 13.3% 
1 to 2 years ago 16.4% 8.7% 8.8% 
2 to 5 years ago 29.5% 20.8% 20.9% 
Over 5 years ago 32.2% 57.5% 57.0% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 
Source: Fordham Research Hackney household survey (2008) 

 
15.9 The vast majority of households that have bought a LCHO property in the last two years 

have moved from a private rented property. 
 

Table 15.6 Previous tenure 

Previous tenure LCHO households All other 
households All households 

Owner-occupied 2.2% 9.7% 9.5% 
Council rented 0.0% 7.7% 7.5% 
RSL rented 7.7% 4.1% 4.2% 
Private rented 84.2% 47.9% 48.9% 
Newly forming 5.9% 30.7% 29.9% 

100.0% 100.0% 100.0% 
Total 

600 20,171 20,772 
Source: Fordham Research Hackney household survey (2008) 

 
15.10 Nearly two-thirds of LCHO households in Hackney that have moved within the last two 

years have moved from another London Borough, this compares with just over a quarter of 
all other households. 

 

Table 15.7 Previous location 

Previous location LCHO households All other households All households 

In the London Borough of Hackney 38.7% 53.3% 52.9% 
Elsewhere in London 61.3% 28.5% 29.5% 
Elsewhere in the South East 0.0% 6.5% 6.3% 
Elsewhere in the United Kingdom 0.0% 6.4% 6.2% 
Abroad 0.0% 5.3% 5.1% 

100.0% 100.0% 100.0% 
Total 

600 20,171 20,772 
Source: Fordham Research Hackney household survey (2008) 
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15.11 Households were also asked about their future moving intentions, nearly nine in ten 
responded that they were unlikely to need to move within two years. 

 

Table 15.8 Future moving intentions 

Future moving 
intentions 

LCHO households 
All other 

households 
All households 

Now 1.6% 6.4% 6.3% 
Within a year 2.9% 8.0% 7.9% 
In 1 to 2 years 7.7% 5.6% 5.6% 
No need to move within 
2 years 

87.8% 80.1% 80.2% 

100.0% 100.0% 100.0% 
Total 

1,568 92,672 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
15.12 The average income and savings of LCHO households against all other households is 

shown in the following table. The table shows that LCHO households have significantly 
higher incomes than all other households. However, as we have seen from previous 
analysis LCHO households (survey respondent) are more likely to be in full-time 
employment and this will have a significant impact upon earnings. 

 

Table 15.9 Average income and savings 

 Median household income Median household savings 

LCHO £37,852 £681 

All other households £17,327 £360 

All households £17,846 £365 
Source: Fordham Research Hackney household survey (2008) 

 
15.13 Therefore we have considered the median incomes of households with at least one 

member in employment; this is shown in the table below. It shows that although the 
earnings gap decreases LCHO households are still likely to have higher incomes. 

 

Table 15.10 Average income and savings (employed households) 

 Median household income Median household savings 

LCHO £38,273 £705 

All other households £29,220 £522 

All households £29,551 £527 
Source: Fordham Research Hackney household survey (2008) 

 
15.14 We have so far considered the demographic profile of Low Cost Home Ownership 

households; we will now consider the results from the additional section on the 
questionnaire that considers the experience of households in Low Cost Home Ownership. 
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15.15 The table below shows the medium through which the respondents heard about LCHO. 
The percentages add up to more than 100% as respondents could choose more than one 
answer. Respondents are most likely to have heard about LCHO through a friend or 
relative, with very few finding out through an estate agent. 

 

Table 15.11 Method of finding out about LCHO 

Method of finding out Count % 

Local paper 136 8.7% 

Poster/flyer 75 4.8% 

Council/Housing Association 386 24.6% 

Friend/relative 751 47.9% 

Estate agent 25 1.6% 

Other 398 25.4% 

All households 1,568 100.0% 
Source: Fordham Research Hackney household survey (2008) 

 
15.16 The following table shows the results to what respondents saw as the attraction to LCHO. 

Affordability and an opportunity for ownership were seen as the biggest attractions. 
 

Table 15.12 The attraction of LCHO 

Attraction of LCHO Count % 

Opportunity for ownership 1,187 75.7% 

Affordability 1,103 70.3% 

Investment 345 22.0% 

Property location 287 18.3% 

Quality of property 142 9.1% 

Not on an estate 20 1.3% 

Lack of other options 103 6.6% 

Other 126 8.0% 

All households 1,568 211.3% 
Source: Fordham Research Hackney household survey (2008) 

 
15.17 The table below shows the percentage share of the property that households bought, the 

percent that they own now and the percentage share that they expect to own in five years. 
Over a quarter of households expect to own more than 80% of their property within the next 
five years.  
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Table 15.13 Percentage of ownership 

Percentage 
bands Percentage bought Percentage own now Percentage expect to 

own in 5 years 
Unknown 0.0% 0.0% 23.9% 

20% or less 0.4% 0.4% 0.0% 

21%-40% 22.6% 22.0% 2.8% 

41%-60% 69.5% 68.3% 32.0% 

61%-80% 7.5% 8.3% 13.4% 

81% or above 0.0% 1.0% 27.9% 

100.0% 100.0% 100.0% 
Total 

1,568  1,568  1,568  
Source: Fordham Research Hackney household survey (2008) 

 
15.18 When asked whether they would move into LCHO again, nearly 90% said that they would. 
 

Table 15.14 Would households move into 
LCHO again? 

 Count % 

Yes 1,386 88.4% 

No 126 8.0% 

Don’t know 56 3.6% 

Total 1,568 100.0% 
Source: Fordham Research Hackney household survey (2008) 

 

15.19 When asked, more than 90% of households said that they would recommend LCHO to a 
friend. 

 

Table 15.15 Would households recommend 
LCHO to a friend? 

 Count % 

Yes 1,435 91.5% 

No 100 6.4% 

Don’t know 33 2.1% 

Total 1,568 100.0% 
Source: Fordham Research Hackney household survey (2008) 

 
15.20 Households were asked to consider how satisfied they were with a number of different 

aspects of the LCHO process; the results are shown in the figure below. 
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Source: Fordham Research Hackney household survey (2008) 

Figure 15.1 Satisfaction with various aspects of LCHO 
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Summary 

15.21 This chapter has considered the demographic profile of households that occupy Low Cost 
Home Ownership. 

 
15.22 The results show that households in LCHO are generally single non-pensioners or couples 

without children. They are more likely to be from a White British or Irish background than 
other households. 

 
15.23 The results from the financial sections of the questionnaire report show that LCHO 

households are generally better off than the overall household population. LCHO 
households are usually satisfied with the processes involved in their scheme. 
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16. Hackney Homes analysis 
 
 

Introduction 

16.1 This chapter considers the demographic profile of Hackney Homes tenants and occupying 
leaseholders against the equivalent profile of all other households in the Borough. Also 
considered are households that have identified themselves as private renters but are 
occupying dwellings flagged by the client as Hackney Homes Leaseholder properties. This 
is useful as it gives an indication of the possible extent of sub-letting within the sector and 
the profile of these private renters that may be sub-letting. 

 
16.2 It should be noted that caution should be taken when viewing some of the tables, 

particularly where the data is split into a large number of categories or where the results 
are only from a selection of the respondents. Where this is the case it will be noted. 

 
16.3 The following table shows the household type profile of the Hackney Homes tenant and 

leaseholder households. Tenant and leaseholder households have similar profiles, 
although there are a higher proportion of multiple adult households within the leaseholder 
group. Private renters occupying leaseholder properties have very few pensioner 
households and a large proportion of single and multiple adult households.  

 

Table 16.1 Household type 

Household type 
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Single pensioner 16.7% 16.4% 0.6% 8.9% 10.9% 
2+ pensioners 2.9% 3.0% 0.0% 1.8% 2.0% 
Single non-pensioner 23.4% 26.1% 20.5% 33.6% 30.3% 
Multiple adult 14.3% 24.6% 48.6% 19.0% 19.2% 
Couple, no children 3.0% 10.0% 5.2% 12.8% 10.1% 
Lone parent family 26.4% 10.1% 13.9% 9.5% 13.7% 
2+ adults, 1 child 5.1% 4.1% 6.6% 5.2% 5.2% 
2+ adults, 2+ children 8.2% 5.7% 4.5% 9.2% 8.6% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.4 The accommodation type of households is shown in the table below. As we can see the 

large majority of both Hackney Homes tenant and leaseholder households are resident in 
flats. 
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Table 16.2 Accommodation type 

Accommodation type 
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Detached bungalow 0.0% 0.0% 0.0% 0.0% 0.0% 
Terraced bungalow 0.3% 0.0% 0.0% 0.0% 0.1% 
Detached house 1.0% 0.5% 0.0% 2.0% 1.6% 
Semi-detached house 3.6% 0.8% 2.8% 4.0% 3.7% 
Terraced house 8.5% 5.2% 4.4% 23.8% 18.4% 
Flat 86.6% 93.5% 92.8% 70.1% 76.2% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.5 The table below shows the ethnic group of the survey respondent. It shows that both tenant 

and leaseholder households are less likely to come from a white British/Irish background 
than all other households. Around a third of private renters in identified leaseholder 
properties have a white British/Irish background. 

 

Table 16.3 Ethnicity (survey respondent) 

Ethnicity 
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White British or Irish 41.6% 48.5% 33.6% 54.1% 50.1% 
Turkish or Kurdish 8.1% 10.3% 2.6% 2.6% 4.3% 
Other White 3.7% 5.8% 23.1% 11.7% 9.9% 
South Asian 5.2% 3.6% 2.5% 4.9% 4.8% 
Black 34.1% 26.8% 21.1% 21.3% 24.7% 
Other 7.2% 5.0% 17.1% 5.3% 6.1% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.6 The employment status of the survey respondent is shown in the following table. Tenant 

households are much less likely to be in full-time employment. However leaseholders and 
those private renters are more likely than the general population to be in some type of 
employment. 
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Table 16.4 Employment status (survey respondent) 

Employment status 
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Full time employment 20.4% 51.9% 43.3% 50.8% 43.4% 
Part time employment 7.8% 8.5% 11.3% 7.3% 7.6% 
Self employed 0.8% 4.4% 4.3% 4.8% 3.8% 
Unemployed 13.5% 2.8% 10.6% 8.2% 9.2% 
Retired 26.8% 22.0% 1.6% 13.2% 16.6% 
Full time student (16+ years) 1.9% 2.3% 15.1% 3.0% 3.1% 
Looking after home/family 22.0% 4.5% 13.9% 8.8% 11.8% 
Permanently sick/disabled 6.8% 3.6% 0.0% 4.1% 4.6% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.7 Private renters in leaseholder properties are much more likely than average to be 

overcrowded, nearly a quarter are categorised as overcrowded according to the bedroom 
standard. 

 
16.8 For definitions of the bedroom standard, overcrowding and under-occupation please see 

the glossary. 
 

Table 16.5 Bedroom standard 

Bedroom standard 
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Overcrowded 12.3% 9.9% 24.7% 7.8% 9.6% 
(neither) 79.9% 75.5% 74.0% 79.9% 79.4% 
Under-occupied* 7.9% 14.6% 1.3% 12.3% 11.0% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households two or more bedrooms above the bedroom standard 

 
16.9 The table below shows the full results from the bedroom standard analysis. 
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Table 16.6 Bedroom standard  

Bedroom standard 
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3 or more below 0.1% 0.0% 2.3% 0.0% 0.1% 

2 below 1.6% 1.9% 8.9% 0.6% 1.2% 

1 below O
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10.6% 8.0% 13.5% 7.2% 8.3% 

At standard 56.4% 37.6% 50.7% 54.2% 53.6% 

1 above standard 
Neither 

23.4% 37.9% 23.3% 25.7% 25.8% 

2 above standard 6.6% 13.7% 1.3% 9.2% 8.6% 

3 above standard 1.3% 0.9% 0.0% 2.5% 2.0% 
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0.0% 0.0% 0.0% 0.6% 0.4% 

 100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

 22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 
*Small samples for some of the categories 

 
16.10 Hackney Homes tenant households are much more likely to contain a person with a 

support need when compared to all other households. The opposite is true for leaseholder 
households. 

 

Table 16.7 Support needs 

Support needs 
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No support needs 71.2% 84.5% 100.0% 86.8% 83.4% 
Support needs 28.8% 15.5% 0.0% 13.2% 16.6% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.11 Hackney Homes tenant households are much more likely to have remained in their home 

for more than five years, private renters in leaseholder properties tend to be more transient, 
with 41% having moved into their property within the last year. 
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Table 16.8 Length of residence 

Length of residence 
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Within the last year 9.3% 2.5% 40.5% 14.3% 13.3% 
1 to 2 years ago 6.0% 8.4% 21.4% 9.2% 8.8% 
2 to 5 years ago 19.2% 8.9% 31.9% 22.1% 20.9% 
Over 5 years ago 65.6% 80.2% 6.2% 54.4% 57.0% 
Always lived here 0.0% 0.0% 0.0% 0.0% 0.0% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.12 The table below shows the previous tenure of Hackney Homes tenants and leaseholders 

that moved in the last two years. The table shows that a large proportion of leaseholders 
have moved from the private rented sector. 

 

Table 16.9 Previous tenure – moved in the last two years 

Previous tenure 
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Owner-occupied 0.0% 19.2% 2.1% 12.2% 9.5% 
Council rented 29.8% 5.5% 2.8% 3.0% 7.5% 
RSL rented 6.4% 2.6% 0.0% 4.3% 4.2% 
Private rented 15.6% 53.3% 65.4% 54.2% 48.9% 
Newly forming 48.1% 19.4% 29.7% 26.2% 29.9% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

3,415 620 1,928 14,809 20,772 

Source: Fordham Research Hackney household survey (2008) 

 
16.13 The table below shows that Hackney Homes tenants moving in the last two years are much 

more likely to have moved from within the Borough whereas leaseholders are more likely to 
have moved from elsewhere in London. 
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Table 16.10 Previous area of residents – moved in the last two years 

Previous area of residence 
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In the London Borough of Hackney 86.2% 25.8% 39.6% 48.1% 52.9% 
Elsewhere in London 6.4% 50.5% 37.2% 32.9% 29.5% 
Elsewhere in the South East 2.6% 20.9% 11.7% 5.9% 6.3% 
Elsewhere in the United Kingdom 4.8% 0.0% 5.0% 6.9% 6.2% 
Abroad 0.0% 2.8% 6.6% 6.2% 5.1% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

3,415 620 1,928 14,809 20,772 

Source: Fordham Research Hackney household survey (2008) 
*Small samples for some of the categories 

 
16.14 The table below shows a selection of responses to a section in the questionnaire about 

housing circumstances. The results are for households that have identified one of the three 
issues as a serious problem. It should be noted that the percentages add up to more than 
100% as households could identify more than one of the issues as a serious problem. 

 

Table 16.11 Housing circumstances 

Housing circumstances 
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Difficulty paying fuel bills  61.0% 75.8% 100.0% 78.8% 73.6% 

Difficulty using stairs and/or lifts 36.1% 9.4% 0.0% 18.0% 22.8% 

Need to be close to a relative or 
friend to give and/or receive care  

11.8% 14.7% 0.0% 11.2% 11.4% 

Total 1,861 290 102 3,918 6,172 

Source: Fordham Research Hackney household survey (2008) 
*Small samples for some of the categories 

 
16.15 The table below shows the preferred destination of households who state that they would 

like or expect to move within the next two years. Hackney Homes tenant households and 
private renters occupying leaseholder properties are more likely to prefer to move within 
Hackney than other households that responded. Private renters in a leasehold property are 
significantly more likely than other households to prefer to move elsewhere in the South 
East. 
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Table 16.12 Future moving intentions 

Future moving intentions 
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In the LB of Hackney 67.7% 38.6% 61.6% 53.2% 56.5% 

Elsewhere in London 20.5% 20.1% 14.5% 24.4% 22.9% 
Elsewhere in the South East 8.2% 32.4% 0.0% 8.2% 8.8% 
Elsewhere in the United Kingdom 3.5% 4.0% 8.2% 7.0% 6.1% 
Abroad 0.2% 4.9% 15.7% 7.2% 5.8% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

4,470 739 765 12,669 18,643 

Source: Fordham Research Hackney household survey (2008) 

*Small samples for some of the categories 

 
16.16 The following table shows the number of cars/vans owned. Tenant households and private 

renters occupying leaseholder properties are much more likely to have no access to a car 
than other households. 

 

Table 16.13 Car ownership 

Car ownership 
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None 73.4% 37.4% 68.8% 50.5% 55.8% 

One 23.8% 52.5% 24.3% 41.4% 37.3% 

Two 1.9% 9.0% 6.9% 7.4% 6.2% 

Three or more 0.9% 1.2% 0.0% 0.7% 0.7% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.17 Financial information for Hackney Homes tenant and leaseholder households as well as 

private renters sub-letting is shown in the following table. Tenant households have a 
median income much lower than other households, whereas leaseholder households have 
an average income slightly higher than the general level. The median level of savings is 
low for all households. 
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Table 16.14 Average income and savings 

 Median household income Median household savings 

Hackney Homes Tenants £8,862 £57 

Hackney Homes Leaseholders £24,177 £629 

Private renters in HH 
leaseholder properties 

£17,592 £130 

Other households £22,858 £511 

All households £17,846 £365 

Source: Fordham Research Hackney household survey (2008) 

 
16.18 Weekly housing costs for Hackney Homes leaseholders are shown in the table below. 
 

Table 16.15 Housing costs (excluding Hackney Homes tenants) 

Housing costs 

H
ac

kn
ey

 
H

om
es

 
Le

as
eh

ol
de

rs
 

P
riv

at
e 

re
nt

er
s 

in
 H

H
 

le
as

eh
ol

de
r 

pr
op

er
tie

s 

O
th

er
 

ho
us

eh
ol

ds
 

A
ll 

ho
us

eh
ol

ds
 

Under £30 32.9% 0.8% 14.6% 15.5% 
£30-£59 1.7% 0.6% 1.1% 1.1% 
£60-£89 5.3% 7.1% 19.4% 17.8% 
£90-£119 14.7% 14.5% 20.2% 19.5% 
£120-£149 4.0% 8.0% 8.7% 8.3% 
£150-£200 12.9% 15.4% 11.1% 11.4% 
£201-£250 16.6% 17.7% 9.6% 10.5% 
£251-£300 8.7% 19.0% 7.4% 8.0% 
£301-£350 2.8% 9.1% 4.7% 4.8% 
£351-£400 0.0% 5.4% 1.2% 1.3% 
£401-£500 0.3% 1.5% 1.6% 1.5% 
£501 or more 0.0% 0.7% 0.5% 0.5% 

100.0% 100.0% 100.0% 100.0% 
Total 

5,645 3,114 63,083 71,843 

Median weekly cost £113 £207 £114 £117 

Source: Fordham Research Hackney household survey (2008) 
*small samples for some of the categories 

 
16.19 The table below shows that the survey respondents in Hackney Homes leaseholder 

properties are more likely to not have English as their first language than tenants or those 
sub-letting. 
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Table 16.16 First language (survey respondent) 

First language 
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English 69.5% 77.5% 54.1% 78.8% 75.7% 
Chinese 1.2% 1.1% 6.7% 0.7% 1.1% 
Spanish 1.4% 0.5% 2.6% 1.7% 1.5% 
Turkish 7.7% 9.9% 2.6% 2.2% 4.0% 
Yoruba 2.4% 2.2% 1.3% 1.0% 1.4% 
Other African dialect 2.4% 2.3% 1.1% 1.3% 1.6% 
Polish 0.4% 0.0% 7.3% 1.9% 1.6% 
Other language 15.0% 6.5% 24.4% 12.4% 13.1% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
16.20 The table below shows whether a household receives Housing Benefit or Local Housing 

Allowance (LHA), or Income Support. 
 

Table 16.17 Housing related benefit 

Housing Benefit 
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Receives housing related benefits 69.9% 3.1% 23.2% 25.7% 34.8% 
Does not receive housing related 
benefits 

30.1% 96.9% 76.8% 74.3% 65.2% 

100.0% 100.0% 100.0% 100.0% 100.0% 
Total 

22,397 5,645 3,114 63,083 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
 

Summary 

16.21 This chapter set out profile information for Hackney Homes tenant and leaseholder 
households as well as private renting households occupying dwellings identified as 
Hackney Homes leaseholder properties. 
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Glossary 
 
Affordability 

 
Affordability (or ability to afford) is a measure of whether households can access and sustain the 
cost of private sector housing. This can be assessed via mortgage or rental costs. Mortgage 
affordability is based on conditions set by mortgage lenders, usually using a standard mortgage 
multiplier of 3.5 times income. Rental affordability is defined as the total weekly outlay less than 
25% of the household’s gross weekly income, although this percentage may be varied. 
 
Affordable housing 

 
Affordable housing includes both social rented and intermediate housing, provided to specified 
eligible households whose needs are not met by the market. Affordable housing should be at a 
cost which is below that of housing typically available in the open market and should be available 
at a sub-market price in perpetuity. 
 
Annual need 

 
The combination of the net future need plus an allowance to deal progressively with part of the net 
current need (the backlog of need). 
 
Average 

 
The term ‘average’ when used in this report is taken to be a mean value unless otherwise stated. 
 
 
Bedroom standard 

 
The bedroom standard is that used by the ONS General Household Survey and Survey of English 
Housing (SEH), and is calculated as follows: a separate bedroom is allocated to each cohabiting 
couple, any other person aged 21 or over, each pair of young persons aged 10-20 of the same 
sex, and each pair of children under 10 (regardless of sex). Unpaired young persons aged 10-20 
are paired with a child under 10 of the same sex or, if possible, allocated a separate bedroom. Any 
remaining unpaired children under 10 are also allocated a separate bedroom. The calculated 
standard for the household is then compared with the actual number of bedrooms available for its 
sole use to indicate deficiencies or excesses. Bedrooms include bed-sitters, box rooms and 
bedrooms which are identified as such by respondents even though they may not be in use as 
such. 
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Concealed household  

 
A household that currently lives within another household, but which has a preference to live 
independently. 
 
Current need 

 
Households in current need are those whose current housing circumstances fall below accepted 
minimum standards. This would include households living in overcrowded conditions, in unfit or 
seriously defective housing, families sharing, and homeless people living in temporary 
accommodation or sharing with others. 
 
Demand 

 
This refers to market demand for housing, rather than simply aspirations. For the purposes of this 
study, a household is only considered able to create demand for housing if they have both the 
aspiration to buy or rent that type of housing and the financial capacity to do so. 
 
Financial capacity 
 

This is defined as 3.5 times household income, plus savings and equity (the value of the property 
owned by owner-occupiers, typically the family home, net of mortgage). This provides an indication 
of the amount which the household concerned could afford to pay for housing. 
 
Grossing up 
 
Converting the numbers of actual responses in a social survey to an estimate of the number for the 
whole population. This normally involves dividing the expected number in a group by the number of 
responses in the survey. 
 
Household 

 
A household is defined as either one person living alone, or a group of people who have the 
address as their only or main residence, and who either share one meal a day or share a living 
room. 
 
Household formation 

 
The process whereby individuals in the population form separate households. ‘Gross’ or ‘new’ 
household formation refers to households which form over a period of time, conventionally one 
year. This is equal to the number of households existing at the end of the year which did not exist 
as separate households at the beginning of the year (not counting ‘successor’ households, when 
the former head of household dies or departs). 
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Housing market area 

 
The geographical area in which a substantial majority of the employed population both live and 
work, and where most of those changing home without changing employment choose to stay. 
 
Housing need 

 
A household in housing need is defined as a household that lacks their own housing or lives in 
unsuitable housing and who cannot afford to meet their housing needs in the market. 
 
Housing Register 

 
A database of all individuals or households who have applied to a local authority or an RSL for a 
social tenancy or for access to some other form of affordable housing. Housing Registers, often 
called waiting lists, may include not only people with general needs but people with support needs 
or requiring access because of special circumstances, including homelessness. 
 
Housing type  
 

Refers to the physical built form of a dwelling, for example, a flat or a terraced house. 
 
Income 
 

The term ‘income’ can be taken to refer to gross household income exclusive of any housing-
related benefits (but inclusive of all other benefits, pensions, dividends etc.) unless otherwise 
qualified. 
 
Intermediate housing 

 
PPS3 defines intermediate housing as ‘housing at prices and rents above those of social rent but 
below market prices or rents and which meet the criteria set out above. These can include shared 
equity products, other low cost homes for sale and intermediate rent.’ 

 
However, it should be noted that a subsidised product is not automatically considered to be 
intermediate housing, since it is possible for the cost of that product to be higher than entry level to 
the open market. It is also debatable whether a product (such as discounted market housing) can 
be described as ‘intermediate’ if it can be quickly resold on the open market at a higher value. 
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Intermediate rent 
 

Intermediate rented accommodation in Hackney is owned by RSLs and let at rents below market 
entry level, but above the rent level normally charged for social housing. It is aimed primarily at 
those who are not likely to be considered for social rented housing, but who cannot afford market 
rents. 
 
Key workers 
 

Nationally, key workers are usually defined as individuals in specific occupations considered critical 
for the smooth running of local infrastructure. Usually these are public sector workers, especially 
those in the emergency services, although there is no standard or universally agreed definition. 
 
Low Cost Home Ownership 
 

Low Cost Home Ownership is predominantly made up of shared ownership schemes, in Hackney 
mainly provided under the New Build HomeBuy scheme. Low Cost Home Ownership schemes are 
intended to be below the cost of entry level market housing to buy, but not necessarily below 
market entry level for private rented property. 
 
Lower quartile  

 
The value below which one quarter of the cases in question fall. In relation to house prices, it 
means the price of the house that is one-quarter of the way up the ranking from the cheapest to the 
most expensive available in an area. 
 
Mean 

 
The mean is the most common form of average used. It is calculated by dividing the sum of a 
distribution by the number of incidents in the distribution. 
 
Median 

 
The median is an alternative way of calculating the average. It is the middle value of the 
distribution when the distribution is sorted in ascending or descending order.  
 
Migration 

 
The movement of people between geographical areas, usually measured as an annual number of 
households, living in one area at a point in time, who were not resident in that area one year 
earlier. 
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Net need 

 
The difference between gross need and the expected supply of available affordable housing units 
(e.g. from the turnover of existing dwellings). 
 
Newly arising need 

 
Need generated by new households which are expected to form over a period of time and are 
likely to require some form of assistance to gain suitable housing, taken together with need 
generated by other existing households whose circumstances change over the period so as to 
place them in a situation of need (e.g. households losing accommodation because of loss of 
income, relationship breakdown, eviction, or some other emergency). 
 
Overcrowding 

 
An overcrowded dwelling for the purposes of this study is one which has fewer rooms than are 
required for the occupants according to the Bedroom Standard (see above). 
 
Primary data  

 
Information that is collected from a bespoke data collection exercise (e.g. surveys, focus groups or 
interviews) carried out for this study. 
 
Random sample 
 
A sample in which each member of the population has an equal chance of selection. 
 
Relets 
 
Social rented housing units which are vacated during a period and become potentially available for 
letting to new tenants. 
 
Rounding error 
 
Totals in tables may differ by small amounts (typically one) due to the fact that fractions have been 
added together differently. Thus a table total may say 2011, and if the individual cell figures are 
added the total may come to 2012. This is quite normal and is a result of the method of calculation; 
results are weighted to fit the estimated population and therefore an individual response to the 
survey will not normally be taken to represent an exact number of whole households. The usual 
practice is to use the stated total (in the above case 2011) rather than the figure of 2012 to which 
the individual figures sum. That is because the total will have resulted from a rounding after all the 
fractions are taken fully into account. 
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Sample survey 
 
Collects information from a known proportion of a population, normally selected at random, in order 
to estimate the characteristics of the population as a whole. 
 
Sampling frame 
 
The complete list of addresses or other population units within the survey area which are the 
subject of the survey. 
 
Secondary data  

 
Existing information that has been collected for a different study or different purpose. For example, 
data from administrative systems and some research projects are made available for others to 
summarise and analyse for their own purposes (e.g. Census, Annual Business Inquiry). 
 
SHMA (Strategic Housing Market Assessment) 
 
The term SHMA drives from Government guidance suggesting that the ‘evidence base’ required for 
the good planning of an area should be the product of a process rather than a technical exercise.  
 
Social rented housing 
 
PPS3 defines social rented housing as ‘rented housing owned by local authorities and Registered 
Social Landlords, for which guideline target rents are determined through the national rent regime, 
the proposals set out in the Three Year review of Rent Restructuring (July 2004) were 
implemented in policy in April 2006. It may also include rented housing owned or managed by 
other persons and provided under equivalent rental arrangements to the above, as agreed with the 
local authority or with the Housing Corporation as a condition of grant.’  
 
Stratified sample 
 
A sample where the population or area is divided into a number of separate sub-sectors (‘strata’) 
according to known characteristics based, for example, on sub-areas and applying a different 
sampling fraction to each sub-sector. 
 
Specialised housing  

 
Refers to specially designed housing (such as mobility or wheelchair accommodation, hostels or 
group homes) or housing specifically designated for particular groups (such as retirement housing). 
 
Support needs 
 
Relating to people who have specific additional housing needs, for example associated with a 
disability or long-term illness. 
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Under-occupation 
 
An under-occupied dwelling, for the purposes of this report, is one which exceeds the number of 
bedrooms required for the household according to the Bedroom Standard (see above) by two or 
more bedrooms. This is the standard definition used by the Survey of English Housing. 
 
Unsuitable housing 

 
Housing inhabited by a household for which it is deemed unsuitable due to a set of fixed criteria 
taking into account its size, type, design, location, condition or cost. An individual household can 
have more than one reason for being in unsuitable housing. A household in unsuitable housing is 
not considered to be in housing need unless it is also found to be unable to afford suitable housing 
in the market either to buy or to rent. 
 
Abbreviations 

 
BME - Black and Minority Ethnic 
CLG - Communities and Local Government 
CORE - Continuous Recording System (of RSL and local authority lettings) 
HB - Housing Benefit 
HMA - Housing Market Assessment or Housing Market Area 

HMO - Household in Multiple Occupation 
HSSA - Housing Strategy Statistical Appendix 
LA - Local Authority 
LB - London Borough 
LCHO - Low Cost Home Ownership 
LDF - Local Development Framework 
LHA - Local Housing Allowance 
NOMIS - National Online Manpower Information System 
ONS - Office for National Statistics 
PLP - Post London Plan 
PPS - Planning Policy Statement 
RSL - Registered Social Landlord 
SEH - Survey of English Housing 
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Appendix A1. Sub-area level data 
 
 

Introduction 

A1.1 This appendix provides details of the key survey findings at sub-area level in Hackney. The 
sample sizes are all well above the suggested figure of 100 in CLG Guidance although care 
should be taken when interpreting the results as the findings at this level are subject to a 
greater degree of ‘error’ when compared with the figures presented in the main body of the 
report for all households in the Borough. 

 

Figure A1.1 Sub-areas of Hackney 

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

 
 

© Crown Copyright 
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Number of households and sample size 

A1.2 The table below shows the estimated number of households in each sub-area and the 
number of interviews carried out. 

 
A1.3 The representation of each area in the sample was approximately in line with the numbers 

of households. It should be remembered that in any case, the data was weighted back to 
the estimated numbers of households in each sub-area, and so the representation of an 
individual sub-area in the data or analysis will not be influenced by a locally lower or higher 
proportion of interviews. 

 

Table A1.1 Number of households in each sub-area and sample size 

Sub-area Households 
% of 

households 
Sample size % of sample 

Stoke Newington 24,775 26.3% 513 21.8% 

North East 22,217 23.6% 457 19.4% 

Homerton 24,332 25.8% 571 24.2% 

Shoreditch (outside NDC) 13,355 14.2% 312 13.2% 

Shoreditch (NDC area) 9,562 10.1% 505 21.4% 

Total 94,240 100.0% 2,358 100.0% 
Source: Fordham Research Hackney household survey (2008) 

 
Tenure 
 

Table A1.2 Tenure by sub-area 

 

O
w

ner-occupied 

(no m
ortgage) 

O
w

ner-occupied 

(w
ith m

ortgage) 

Shared 
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nership 

C
ouncil rented 

R
SL rented 

Private rented 

(no LH
A) 

Private rented 

(on LH
A) 

Total 

Total 

Stoke Newington 14.7% 18.8% 1.4% 18.0% 24.2% 20.1% 2.7% 100.0% 24,775 
North East 13.3% 21.3% 1.9% 19.6% 23.5% 12.1% 8.2% 100.0% 22,217 
Homerton 7.7% 18.1% 1.1% 20.0% 32.7% 15.7% 4.7% 100.0% 24,332 
Shoreditch (not NDC) 5.3% 16.3% 3.3% 30.4% 12.9% 28.5% 3.3% 100.0% 13,355 
Shoreditch (NDC) 6.7% 12.5% 1.1% 48.5% 11.5% 18.2% 1.5% 100.0% 9,562 

Total 10.4% 18.2% 1.7% 23.8% 23.3% 18.1% 4.5% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Dwelling Type 
 

Table A1.3 Dwelling type by sub-area 

 
Detached 
and semi-
detached 

Terraced 
Purpose 
built flat 

Other flat Total Total 

Stoke Newington 1.8% 21.8% 41.2% 35.3% 100.0% 24,775 
North East 2.6% 22.3% 37.5% 37.7% 100.0% 22,217 
Homerton 4.6% 22.9% 53.3% 19.2% 100.0% 24,332 
Shoreditch (not NDC) 17.0% 5.6% 75.6% 1.8% 100.0% 13,355 
Shoreditch (NDC) 3.4% 7.9% 81.0% 7.7% 100.0% 9,562 

Total 5.0% 18.5% 52.4% 24.2% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Household Type 
 

Table A1.4 Household type by sub-area 

 Single 

pensioner 

2+ 

pensioners 

Single non-

pensioner 

M
ultiple 

adult 

C
ouple, no 

children 

Lone parent 

fam
ily 

2+ adults, 

1 child 

2+ adults, 

2+ children 

Total 

Total 

Stoke Newington 3.8% 1.3% 28.3% 38.3% 7.6% 10.8% 5.5% 4.3% 100.0% 24,775 
North East 19.8% 1.4% 31.4% 22.9% 9.1% 4.1% 4.5% 6.7% 100.0% 22,217 
Homerton 12.1% 0.8% 16.9% 30.6% 9.6% 15.9% 8.4% 5.6% 100.0% 24,332 
Shoreditch (not NDC) 2.5% 5.1% 26.7% 30.0% 6.7% 25.2% 0.0% 3.7% 100.0% 13,355 
Shoreditch (NDC) 19.4% 1.7% 20.3% 39.1% 8.4% 0.0% 4.8% 6.4% 100.0% 9,562 

Total 10.8% 1.9% 24.1% 33.1% 8.3% 11.5% 5.0% 5.3% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Household Size 
 

Table A1.5 Household size by sub-area 

 1 person 2 people 3 people 4 people 5 people 
6+ 

people 
Total Total 

Stoke Newington 44.8% 22.8% 12.0% 11.4% 5.3% 3.6% 100.0% 24,775 
North East 40.1% 23.9% 12.4% 9.1% 7.1% 7.5% 100.0% 22,217 
Homerton 38.5% 25.8% 14.5% 11.1% 5.8% 4.2% 100.0% 24,332 
Shoreditch (not NDC) 43.0% 29.3% 10.1% 9.0% 4.9% 3.7% 100.0% 13,355 
Shoreditch (NDC) 39.1% 29.3% 13.4% 9.1% 6.1% 3.0% 100.0% 9,562 

Total 41.2% 25.4% 12.6% 10.2% 5.9% 4.6% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Overcrowding and under-occupation 
 

Table A1.6 Overcrowding and under-occupation by sub-area 

 Over-crowded (neither) 
Under-

occupied* 
Total Total 

Stoke Newington 7.5% 84.1% 8.4% 100.0% 24,775 
North East 11.4% 73.6% 14.9% 100.0% 22,217 
Homerton 9.9% 77.6% 12.5% 100.0% 24,332 
Shoreditch (not NDC) 8.0% 82.8% 9.3% 100.0% 13,355 
Shoreditch (NDC) 12.2% 80.7% 7.1% 100.0% 9,562 

Total 9.6% 79.4% 11.0% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
*Under-occupied refers to households two or more bedrooms above the bedroom standard 

 

Household mobility: Past moves 
 

Table A1.7 Past moves by sub-area 

 
Within the 
last year 

1 to 2 years 
ago 

2 to 5 years 
ago 

Over 5 
years ago 

Total Total 

Stoke Newington 13.5% 9.9% 19.1% 57.5% 100.0% 24,775 
North East 13.1% 8.2% 20.4% 58.3% 100.0% 22,217 
Homerton 16.6% 6.7% 19.0% 57.8% 100.0% 24,332 
Shoreditch (not NDC) 8.2% 11.0% 30.8% 50.1% 100.0% 13,355 
Shoreditch (NDC) 11.6% 9.4% 17.9% 61.1% 100.0% 9,562 

Total 13.3% 8.8% 20.9% 57.0% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Household mobility: Moving intentions of existing households 
 

Table A1.8 Future moving intentions by sub-area 

 Now 
Within a 

year 
In 1 to 2 

years 

No need / 
not likely to 

move 
Total Total 

Stoke Newington 9.0% 10.2% 7.0% 73.8% 100.0% 24,775 
North East 4.7% 8.0% 4.7% 82.7% 100.0% 22,217 
Homerton 6.8% 8.3% 8.1% 76.8% 100.0% 24,332 
Shoreditch (not NDC) 2.5% 5.4% 1.3% 90.8% 100.0% 13,355 
Shoreditch (NDC) 7.2% 3.8% 4.0% 85.0% 100.0% 9,562 

Total 6.3% 7.9% 5.6% 80.2% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Household mobility: Rate of new household formation 
 

Table A1.9 Rate of new household formation by sub-area 

 
Number of households 
intending to form in the 

next two years 

Number of existing 
households 

Annual rate of household 
formation 

Stoke Newington 2,349 24,775 4.6% 
North East 1,080 22,217 2.4% 
Homerton 1,466 24,332 3.0% 
Shoreditch (not NDC) 951 13,355 3.5% 
Shoreditch (NDC) 813 9,562 4.2% 

Total 6,659 94,240 3.5% 

Source: Fordham Research Hackney household survey (2008) 

 

Car Ownership 
 

Table A1.10 Car ownership by sub-area 

 None 1 car 2+ cars Total Total 

Stoke Newington 61.0% 35.0% 4.0% 100.0% 24,775 
North East 52.1% 40.5% 7.4% 100.0% 22,217 
Homerton 54.9% 36.7% 8.4% 100.0% 24,332 
Shoreditch (not NDC) 50.4% 41.0% 8.6% 100.0% 13,355 
Shoreditch (NDC) 60.7% 32.1% 7.2% 100.0% 9,562 

Total 55.8% 37.3% 6.9% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Economic status of households 
 

Table A1.11 Economic status of households by sub-area 

 Employed Unemployed Retired Other Total Total 

Stoke Newington 65.4% 7.0% 12.0% 15.6% 100.0% 24,775 
North East 61.1% 10.0% 17.3% 11.6% 100.0% 22,217 
Homerton 61.7% 7.7% 12.7% 17.8% 100.0% 24,332 
Shoreditch (not NDC) 69.5% 9.7% 13.2% 7.7% 100.0% 13,355 
Shoreditch (NDC) 60.5% 10.2% 19.4% 9.8% 100.0% 9,562 

Total 63.5% 8.6% 14.4% 13.5% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Income and savings 
 

Table A1.12 Income and Savings by sub-area 

 Mean income Median income Mean savings Median Savings 

Stoke Newington £33,977 £20,360 £9,469 £513 
North East £26,354 £16,874 £3,970 £467 
Homerton £25,713 £15,628 £4,658 £293 
Shoreditch (not NDC) £31,177 £20,822 £1,988 £238 
Shoreditch (NDC) £24,637 £15,335 £2,880 £186 

Total £28,702 £17,846 £5,202 £365 

Source: Fordham Research Hackney household survey (2008) 

 
Unsuitable housing and housing need 
 

Table A1.13 Unsuitable housing and housing need by sub-area 

 
Households in 

unsuitable housing 
Households in 
current need 

Total gross need 
generated 

Total households 

Stoke Newington 23.0% 13.9% 1,886 24,775 
North East 19.7% 11.9% 1,997 22,217 
Homerton 16.4% 10.5% 2,076 24,332 
Shoreditch (not NDC) 12.1% 10.2% 1,195 13,355 
Shoreditch (NDC) 20.2% 13.1% 736 9,562 

Total 18.7% 11.9% 7,889 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Support needs 
 

Table A1.14 Support needs by sub-area 

 No support needs Support needs Total Total 

Stoke Newington 79.9% 20.1% 100.0% 24,775 
North East 83.7% 16.3% 100.0% 22,217 
Homerton 84.6% 15.4% 100.0% 24,332 
Shoreditch (not NDC) 88.1% 11.9% 100.0% 13,355 
Shoreditch (NDC) 82.3% 17.7% 100.0% 9,562 

Total 83.4% 16.6% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Households containing people of pensionable age 
 

Table A1.15 Older person households by sub-area 

 
No older 
people 

Some older 
people 

All older people Total Total 

Stoke Newington 84.3% 5.4% 10.3% 100.0% 24,775 
North East 77.6% 6.8% 15.6% 100.0% 22,217 
Homerton 83.6% 4.9% 11.5% 100.0% 24,332 
Shoreditch (not NDC) 84.8% 2.0% 13.2% 100.0% 13,355 
Shoreditch (NDC) 77.5% 5.6% 17.0% 100.0% 9,562 

Total 81.9% 5.1% 13.0% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Households headed by a key worker 
 

Table A1.16 Households headed by a key worker by sub-area 

 Not employed 
Employed: key 

worker 
Employed: not 

key worker 
Total Total 

Stoke Newington 42.2% 15.9% 41.9% 100.0% 24,775 
North East 49.0% 13.6% 37.4% 100.0% 22,217 
Homerton 48.9% 14.5% 36.5% 100.0% 24,332 
Shoreditch (not NDC) 37.4% 16.6% 46.1% 100.0% 13,355 
Shoreditch (NDC) 45.7% 11.1% 43.2% 100.0% 9,562 

Total 45.2% 14.6% 40.2% 100.0% 94,240 

Source: Fordham Research Hackney household survey (2008) 

 
Ethnic groups 
 

Table A1.17 Ethnic group by sub-area 
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Stoke Newington 49.1% 3.4% 5.7% 2.8% 4.4% 4.3% 3.1% 1.3% 9.4% 4.4% 5.5% 1.8% 4.7% 100% 24,775 

North East 42.3% 2.3% 3.1% 3.3% 4.0% 4.7% 5.5% 3.8% 11.0% 8.0% 4.1% 1.9% 6.2% 100% 22,217 
Homerton 46.4% 1.4% 3.8% 1.9% 4.7% 1.1% 0.3% 2.5% 15.8% 14.0% 3.0% 1.9% 3.2% 100% 24,332 

Shoreditch (not NDC) 55.9% 1.9% 4.3% 1.6% 4.8% 1.7% 1.8% 0.8% 7.7% 12.0% 2.6% 3.2% 1.5% 100% 13,355 

Shoreditch (NDC) 49.3% 2.8% 5.5% 1.4% 5.4% 1.6% 1.7% 1.7% 8.4% 12.5% 4.3% 3.6% 1.8% 100% 9,562 

Total 47.8% 2.4% 4.3% 2.4% 4.5% 2.9% 2.6% 2.2% 11.1% 9.6% 4.0% 2.2% 3.9% 100% 94,240 

Source: Fordham Research Hackney household survey (2008) 
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Appendix A2. Supporting information 
 
 

Non-response and missing data 

A2.1 Missing data is a feature of all housing surveys: mainly due to a respondent’s refusal to 
answer a particular question (e.g. income). For all missing data in the survey imputation 
procedures were applied. In general, throughout the survey the level of missing data was 
minimal. The main exception to this was in relation to financial information, where there was 
an appreciable (although typical) level of non-response. 

 
A2.2 Non-response can cause a number of problems: 
 

·  The sample size is effectively reduced so that applying the calculated weight will not 
give estimates for the whole population 

·  Variables which are derived from the combination of a number of responses each of 
which may be affected by item non-response (e.g. collecting both respondent and 
their partners income separately) may exhibit high levels of non-response 

·  If the amount of non-response substantially varies across sub-groups of the 
population this may lead to a bias of the results 

 
A2.3 To overcome these problems missing data was ‘imputed’. Imputation involves substituting 

for the missing value, a value given by a suitably defined ‘similar’ household, where the 
definition of similar varies depending on the actual item being imputed. 

 
A2.4 The specific method used was to divide the sample into sub-groups based on relevant 

characteristics and then ‘Probability Match’ where a value selected from those with a similar 
predicted value was imputed. The main sub-groups used were tenure, household size and 
age of respondent. 

 
 

Weighting data 

A2.5 The survey data was weighted to estimated profiles of households based on various 
secondary sources of information. The tables below show the final estimates of the number 
of households in each group along with the number of actual survey responses. Although in 
some cases it is clear that the proportion of survey responses is close to the ‘expected’ 
situation there are others where it is clear that the weighting of data was necessary to 
ensure that the results as presented are reflective of the household population of Hackney. 

 
 



London Borough of Hackney – Housing Needs Assessment  2008 

Page 186 

Table A2.1 Tenure 

Tenure 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Owner occupied (no mortgage) 9,830 10.4% 177 7.5% 
Owner occupied (w/ mortgage) 18,749 19.9% 420 17.8% 
Council rented 22,397 23.8% 929 39.4% 
RSL rented 21,987 23.3% 315 13.4% 
Private rented 21,278 22.6% 517 21.9% 
Total 94,240 100.0% 2,358 100.0% 

Source: GLA PLP Low Demographic Projections (2007), LB Hackney HSSA return (2008), Hackney Homes (2008), Census (2001), 

Survey of English Housing (2006/07), LB Hackney (2008), Fordham Research Hackney household survey (2008), Fordham 
Research (2008) 

 

Table A2.2 Accommodation Type 

Accommodation Type 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Detached / Semi-detached 4,735 5.0% 79 3.4% 
Terraced 17,399 18.5% 375 15.9% 
Purpose-built flat 50,204 53.3% 1,636 69.4% 
Other flat 21,902 23.2% 268 11.4% 
Total 94,240 100.0% 2,358 100.0% 

Source: Census (2001), Survey of English Housing (2006/07), Fordham Research Hackney household survey (2008),  
Fordham Research (2008) 

 

Table A2.3 Car Ownership 

Car Ownership 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

No cars 52,583 55.8% 1,565 66.4% 
One car 35,148 37.3% 719 30.5% 
Two or more cars 6,509 6.9% 74 3.1% 
Total 94,240 100.0% 2,358 100.0% 

Source: Census (2001), Fordham Research (2008) 

 

Table A2.4 Ethnic group 

Ethnic Group 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

White British 45,043 47.8% 950 40.3% 
White Other (exc. Irish) 13,382 14.2% 428 18.2% 
Black Caribbean 10,462 11.1% 296 12.6% 
All other groups 25,352 26.9% 684 29.0% 
Total 94,240 100.0% 2,358 100.0% 

Source: GLA PLP Low Demographic Projections (2007), Census (2001), ONS Population Projections (2006), DWP National 

Insurance Registrations (2002-2008), Fordham Research Hackney household survey (2008), Fordham Research (2008) 
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Table A2.5 Household size 

Household Size 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

1 person 38,856 41.2% 722 30.6% 
2 people 23,959 25.4% 692 29.3% 
3 people 11,871 12.6% 430 18.2% 
4 people 9,633 10.2% 282 12.0% 
5 people 5,550 5.9% 148 6.3% 
6 or more people 4,370 4.6% 84 3.6% 
Total 94,240 100.0% 2,358 100.0% 

Source: GLA PLP Low Demographic Projections (2007), Census (2001), Fordham Research (2008) 

 

Table A2.6 Household type 

Household Type 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Single pensioner 10,282 10.9% 260 11.0% 
2+ pensioners 1,927 2.0% 64 2.7% 
Single 28,574 30.3% 462 19.6% 
Lone parent 12,936 13.7% 249 10.6% 
Couple with or without 
children 27,771 29.5% 993 42.1% 

Other 12,750 13.5% 330 14.0% 
Total 94,240 100.0% 2,358 100.0% 

Source: GLA PLP Low Demographic Projections (2007), Census (2001), Fordham Research (2008) 

 

Table A2.7 Shoreditch New Deal for Communities (NDC) area 

NDC 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Inside NDC area 9,562 10.1% 505 21.4% 
Outside NDC area 84,678 89.9% 1,853 78.6% 
Total 94,240 100.0% 2,358 100.0% 

Source: LB Hackney (2008), Shoreditch Trust (2008), Fordham Research (2008) 

 

Table A2.8 Low Cost Home Ownership (LCHO) 

LCHO 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

In LCHO housing 1,778 1.9% 159 6.7% 
Not in LCHO housing 92,462 98.1% 2,199 93.3% 
Total 94,240 100.0% 2,358 100.0% 

Source: LB Hackney (2008), Fordham Research (2008) 
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Table A2.9 Hackney Homes tenants and leaseholders 

Tenant / Leaseholder 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Hackney Homes Tenant 22,397 23.8% 929 39.4% 
Hackney Homes Leaseholder 8,760 9.3% 302 12.8% 
Neither 63,083 66.9% 1,127 47.8% 
Total 94,240 100.0% 2,358 100.0% 

Source: Hackney Homes (2008), Fordham Research (2008) 

 

Table A2.10 Wards 

Ward Name 
Estimated 

households 
% of 

households 
Number of 

returns 
% of returns 

Brownswood 4615 4.9% 83 3.5% 
Cazenove 4461 4.7% 95 4.0% 
Chatham 5210 5.5% 132 5.6% 
Clissold 4947 5.2% 119 5.0% 
Dalston 5832 6.2% 109 4.6% 
De Beauvoir 5472 5.8% 192 8.1% 
Hackney Central 4976 5.3% 103 4.4% 
Hackney Downs 4878 5.2% 113 4.8% 
Haggerston 6060 6.4% 180 7.6% 
Hoxton 5972 6.3% 294 12.5% 
Kings Park 4170 4.4% 118 5.0% 
Leabridge 4510 4.8% 92 3.9% 
Lordship 4404 4.7% 88 3.7% 
New River 4290 4.6% 85 3.6% 
Queensbridge 5412 5.7% 151 6.4% 
Springfield 4078 4.3% 72 3.1% 
Stoke Newington Central 4978 5.3% 114 4.8% 
Victoria 5406 5.7% 121 5.1% 
Wick 4570 4.8% 97 4.1% 

Total 94240 100.0% 2,358 100.0% 

Source: LB Hackney Council Tax Register (2008), Fordham Research (2008) 
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Appendix A3. Housing circumstances 
 
 
A3.1 This appendix details the housing circumstances of households in Hackney from survey 

data, including the accessibility of services and general perception of the importance of a 
wide range of housing-related issues such as harassment and house condition. 

  
A3.2 The charts below show the availability of services in each sub-area of Hackney. The most 

difficult to access services were youth and play facilities, and access to most services was 
poorer in the Stoke Newington and, in particular, the North East sub-areas. 

 

Figure A3.1 Availability of services in Hackney by sub-area 
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Source: Fordham Research Hackney household survey (2008) 

 
A3.3 The two pages of charts shown below detail the problems faced by those living in housing 

in Hackney. As can be seen, expense of accommodation (23%), fuel bills (29%), and 
insecurity in the general local area (23%), as well as disrepair of property (17%) are the 
most frequently cited problems overall, although there is significant variation by sub-area. 

 



London Borough of Hackney – Housing Needs Assessment  2008 

Page 190 

A3.4 Expense-related problems were generally most severe in Stoke Newington and Shoreditch 
(outside NDC), whereas security-related problems were most severe in Stoke Newington 
and Homerton. Disrepair was most widely reported in the Shoreditch NDC area. 

 

Figure A3.2 Housing circumstances in Hackney by sub-area 
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Source: Fordham Research Hackney household survey (2008) 
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Figure A3.2 Housing circumstances in Hackney by sub-area (continued) 
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Source: Fordham Research Hackney household survey (2008) 
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Appendix A4. Methodological changes since 
2003 
 
 

Introduction 

A4.1 Fordham Research is constantly reviewing the methodology that it uses to complete 
Housing Needs Assessments to ensure that it remains current, robust and accurate. 
Changes are made in light of any new Guidance that is brought out in the field. This 
appendix will document the changes that have taken place in the housing need 
methodology since 2003 and provide an estimate of housing need in 2008 based on the 
2003 methodology to enable direct comparison.  

 
 

The changes 

A4.2 Each stage that has been modified between 2003 and 2008 will be discussed in this 
section. For each change, the methodology used in 2003 will be described as will the 
methodology used in 2008 then the reason for the change will be explained. Except where 
specifically stated, the 2003 methodology has been used in full to re-evaluate the 2008 
data. 

 
Affordability 
 

A4.3 In 2003, the ability of a household to afford to rent housing was based on setting a 
maximum proportion of net income, rather than gross income as recommended by the 
Guidance as of 2008. Due to changes in guidance, the proportion of income considered 
acceptable for each individual household was also based upon the McClements scale in 
2003, rather than using the simplification of a flat proportion of income. The base used for 
the McClements scale in 2003 was 30% of net income. 

 

Unsuitability of housing 
 
A4.4 In 2003, the unsuitability of a dwelling for a household was assessed using slightly different 

categories, due to changes in the Guidance, as shown in the table below. 
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Table A4.1 Unsuitable housing categories: changes 2003 - 2008 

2003 categories removed in current guidance Included in calculation below 

Home too large Yes 

Children in high rise No 
Family members living elsewhere No 

Need to be closer to relatives or friends to give or receive care Yes 
Need to be closer to employment or other essential facilities Yes 

Harassment from landlord Yes 

Source: Fordham Research 

 
A4.5 It is worth pointing out that the two categories excluded from the 2003 methodology 

analysis of 2008 data (due to changes in survey design in line with current guidance) would 
not be expected to account for more than a few percent of the total number of households 
classed as living in unsuitable housing. 

 
The in-situ solution 
 

A4.6 In 2003, households that were in unsuitable housing were defined as not having an “in situ” 
solution if they needed to move now and they either liked or expected to move elsewhere in 
Hackney, and if they stated that their need to move could not be solved by repair or 
maintenance. 

 
A4.7 In 2008, in order to more closely follow current Guidance, existing households that were in 

unsuitable housing were defined as not having an in situ solution if they were in specific 
unsuitable housing categories. 

 
Potential households in current need 
 
A4.8 In 2003, potential households that needed or were likely to move immediately, and stated 

that they would be looking to remain living in the Borough, and were unable to afford 
suitable market housing were brought forward as part of the backlog component of housing 
need. In 2008, potential households have been excluded from the backlog component of 
housing need. 

 
A4.9 This was changed because it was felt that as the future household component of the newly 

arising need estimate is based on past trends it could result in the double counting of these 
households. The 2008 methodology has therefore been adjusted. 

 
Future need (previously called newly arising need) 
 
A4.10 In 2003, Guidance separated households in future need into four different categories (newly 

forming, ex-institutional, existing and in-migrant). The latest practice Guidance separates 
households in future need into two different categories (newly forming and existing). 
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A4.11 This was changed in response to the latest Guidance. Ex-institutional households in future 
need are now included within the newly forming category, whilst in-migrant households are 
included within both newly forming and existing households. The overall household 
estimates therefore are unaffected. 

 
A4.12 However, the 2003 methodology excluded those moving due to repair or maintenance 

problems with their previous home; it has not been possible to exclude these from the 2008  
calculation shown below due to changes in the survey design made in order to meet the 
requirements of current guidance. The impact of this on the overall estimates however is 
very limited; in the 2003 study this exclusion only reduced total gross need by a maximum 
of 33 households. 

 
Supply 
 
A4.13 In 2003, supply was not split between stock and flow, but was considered as an annual flow 

of dwellings, based on trends in the number of affordable dwellings in Hackney. The three 
components were annual re-lets from affordable housing, re-lets lost through a reduction in 
stock (from right-to-buy and demolitions) and re-lets gained through new housing (from new 
completions). 

 
A4.14 In 2008, supply is split between stock and flow. Annual re-lets from affordable dwellings 

form the flow components. Vacant dwellings, projected newbuild, households in current 
need resident in affordable accommodation minus the loss of dwellings through demolition 
form the stock components. This was changed in response to the latest Guidance. 

 
 

A 2008 estimate based on the 2003 methodology  

A4.15 The first table below shows the complete housing needs assessment results recorded in 
2003. The second shows what the results would be in 2008 if the same methodology were 
used. 
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Table A4.2 HNA model for Hackney in 2003 

B: BACKLOG OF EXISTING NEED 

Element Notes Final number 

1. Backlog need existing households 
Number of households currently living in 

unsuitable housing 
18,016 

2. minus cases where in-situ solution 

most appropriate 

In situ (or outside Borough) solution most 

appropriate for 12,145 households 
Leaves 5,871 

3. times proportion unable to afford to 

buy or rent in market 

92.4% = 5,423 – also remove 4,458 social 

renting tenants 
965 

4. plus Backlog (non-households) 
Potential = 1,048 
Homeless = 762 

1,810 

5. equals total Backlog need  2,775 

6. times quota to progressively reduce 

backlog 
Suggest 20% as in ODPM report 20% 

7. equals annual need to reduce 

Backlog 
 555 

N: NEWLY ARISING NEED 

8. New household formation (gross, p.a.)  906 

9. times proportion unable to buy or rent 
in market 

78.2% cannot afford market housing Makes 708 

10. plus ex-institutional population moving 

into community 
 0 

11. plus existing households falling into 
need 

83.2% cannot afford market housing 589 

12. plus in-migrant households unable to 
afford market housing 

80.6% cannot afford market housing 1,333 

13. equals Newly arising need 9+10+11+12 2,630 
S: SUPPLY OF AFFORDABLE UNITS 

14. Supply of social relets p.a. 
Excludes transfers within social rented 
stock 

1,784 

15. minus increased vacancies & units 
taken out of management 

Letting opportunities lost � 56 

16. plus committed units of new 

affordable supply p.a. 
Letting opportunities gained +60 

17. equals affordable supply 14-15+16 1,788 

18. Overall shortfall/surplus 7+13-17 (per annum) 1,397 

Source: London Borough of Hackney Housing Needs Survey (2003) 
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Table A4.3 HNA model for Hackney in 2008 (based on 2003 methodology) 

B: BACKLOG OF EXISTING NEED 

Element Notes Final number 

1. Backlog need existing households 
Number of households currently living in 

unsuitable housing 
18,320 

2. minus cases where in-situ solution 

most appropriate 

In situ (or outside Borough) solution most 

appropriate for 13,512 households 
Leaves 4,808 

3. times proportion unable to afford to 
buy or rent in market 

93.1% = 4,476 – also remove 3,365 social 
renting tenants 

1,111 

4. plus Backlog (non-households) 
Potential = 524 

Homeless = 410 
934 

5. equals total Backlog need Step 3 + 4 2,045 

6. times quota to progressively reduce 

backlog 
Suggest 20% as in ODPM report 20% 

7. equals annual need to reduce 

Backlog 
 409 

N: NEWLY ARISING NEED 

8. New household formation (gross, p.a.)  1,519 

9. times proportion unable to buy or rent 
in market 

55.7% cannot afford market housing Makes 846 

10. plus ex-institutional population moving 

into community 
 0 

11. plus existing households falling into 
need 

81.0% cannot afford market housing 1,792 

12. plus in-migrant households unable to 
afford market housing 

77.0% cannot afford market housing 2,365 

13. equals Newly arising need 9+10+11+12 5,003 

S: SUPPLY OF AFFORDABLE UNITS 

14. Supply of social relets p.a. 
Excludes transfers within social rented 
stock 

903 

15. minus increased vacancies & units 
taken out of management 

Letting opportunities lost � 2 

16. plus committed units of new 

affordable supply p.a. 
Letting opportunities gained 0 

17. equals affordable supply 14� 15+16 901 

18. Overall shortfall/surplus 7+13� 17 (per annum) 4,511 

Source: Fordham Research Hackney household survey (2008), various secondary sources 

 
A4.16 The tables indicate that using the 2003 methodology in 2008 would result in a backlog of 

need for affordable housing of 409, a 26% decrease from the figure of 555 recorded in 
2003, despite a slight increase in the number of households living in unsuitable housing. 

 
A4.17 The main factors responsible are an increase in the proportion of those in housing need 

expecting to move out of the Borough (which could be related to increased local property 
prices) and a large decrease in the number of potential households expecting to move 
immediately, from 1,048 to 524. 
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A4.18 It should be noted that this decrease is not in the absolute number of potential households 

requiring a move, just in the proportion stating that they wish to move immediately rather 
than ‘within a year’ or over a longer period. As a result, a certain amount of need has been 
transferred from being recorded as backlog requirement to the future need section, 
generating an apparent fall in backlog need levels. Since this would not occur in the 2008 
model, which perhaps more logically counts all need from potential households as future 
need, this should not be regarded as representing an important change in need levels in 
the Borough. 

 
A4.19 The figure for future need in 2008 would be 5,003 as opposed to 2,630 in 2003, an increase 

of more than double. The biggest factors here are the dramatic increase in households 
falling into need, and the similarly large increase in migration into the Borough. It is 
important to note that only a small minority of the need generated by migration is from 
those previously living abroad (10.9%), with a majority (61.6%) coming from those 
previously living elsewhere in London. This could indicate that Hackney’s market, as it 
remains relatively low cost compared with some Inner London areas, has experienced a 
significant inflow of those unable to afford elsewhere.   

 
A4.20 The increase in existing households falling into need can largely be accounted for by the 

increase in the private rented sector; households in this tenure are very mobile (and thus 
generate need) and as detailed earlier in the report, often spend more than the 
recommended proportion of income on housing. 

 
A4.21 Further consideration is provided in Chapter 9 of the possible sources of this particularly 

large increase in households in the private rented sector in Hackney. In particular it is 
highlighted that a large proportion of need generated by households in the private sector 
originates from households which moved into the Borough within the last three years. This 
suggests that a significant part of the increase in need within the Borough may be due to 
displacement of unmet need from areas with higher overall prices and rents. 

 
A4.22 Another source of change between 2003 and 2008 has been the fall in re-lets of social 

rented properties. It is hard to be certain of the cause of this; however it is likely to be partly 
due to the rising cost of market housing making it more difficult to leave the tenure, and 
also due to the shortage of social rented housing overall causing households to be less 
likely to transfer within the tenure. 

 
A4.23 The overall net need for affordable housing in 2008 using the 2003 methodology is 

calculated to be 4,511 compared to 1,397 in 2003. This is 2.5% lower than the level of need 
found using the 2008 methodology (4,626). This difference is quite small, and does not alter 
the picture of a major overall increase in need levels since 2003, of approximately 200%. 
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A4.24 This estimate has been provided to allow direct comparison with the 2003 survey. It should 
be noted that the total net annual requirement for 4,626 affordable dwellings per year in 
Hackney as described in Chapters 6-9 of this report is the most accurate estimate for 
housing need in 2008 as this is based on the latest CLG guidance. 
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Appendix A5. Further detail on BHM model 
 
 
A5.1 There are three household groups which will generate housing demand in Hackney in the 

future – newly forming households, in-migrant households and households moving within 
the Borough. All of these groups are calculated from the household survey. 

 

·  Newly forming households are households forming in the Borough in the last two 
years (annualised) 

·  In-migrant households are households moving into dwellings in the Borough in the 
last two years (annualised) 

·  Households moving within the Borough are households expecting to move into 
dwellings in the Borough in the next two years (annualised) 

 
A5.2 It is considered generally better to use future moves where possible because otherwise the 

model merely perpetuates the status quo: the exact nature of past moves fundamentally 
depends on the availability of stock and past building policies. Past moves are used for in-
migration since we cannot survey possible in-migrants (since they currently live outside the 
Borough). Past moves are used for new household formation since the future newly forming 
households data is of limited reliability; it is based on second-hand information (forms are 
typically filled in by parents) and reflects expectations which may change rapidly. 

 
A5.3 The tables below show the demand for housing arising from the three individual groups of 

households that will be moving in the Borough in the future.  
 

Table A5.1 Demand I: Household formation by tenure and size required per annum 

Size requirement 
Tenure 

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms 
Total 

Owner-occupied 45 33 12 0 90 

Private rented 1,155 99 5 17 1,275 

Intermediate 15 53 0 0 68 

Social rented 384 254 18 0 656 

Total 1,599 439 35 17 2,089 

Source: Fordham Research Hackney household survey (2008) 
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Table A5.2 Demand II:  Demand from in-migrants by tenure and size required per annum 

Size requirement 
Tenure 

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms 
Total 

Owner-occupied 344 415 220 121 1,100 

Private rented 1,141 882 630 425 3,078 
Intermediate 50 131 4 0 184 

Social rented 319 164 38 12 532 

Total 1,853 1,592 892 558 4,893 

Source: Fordham Research Hackney household survey (2008) 

 

Table A5.3 Demand III: Demand from existing households by tenure and size required  
per annum 

Size requirement 
Tenure 

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms 
Total 

Owner-occupied 28 447 393 138 1,005 

Private rented 397 510 177 50 1,133 
Intermediate 19 120 299 43 479 

Social rented 803 746 1,073 204 2,826 

Total 1,247 1,822 1,941 433 5,442 

Source: Fordham Research Hackney household survey (2008) 

 

A5.4 These three tables can be summed to create the total future demand for housing in the 
Borough in the future. This is presented in the table below. 

 

Table A5.4 Demand IV: Total demand by tenure and size required per annum 

Size requirement 
Tenure 

1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms 
Total 

Owner-occupied 417 895 625 258 2,194 

Private rented 2,692 1,491 811 491 5,485 

Intermediate 83 303 303 43 731 

Social rented 1,506 1,164 1,129 216 4,014 

Total 4,698 3,853 2,867 1,007 12,424 

Source: Fordham Research Hackney household survey (2008) 
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Appendix A6. Survey Questionnaire 
 


