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Background information 
 

This is an executive summary of the final report produced within the ‘London and sub-regional 

strategy support studies project’ by Fordham Research on behalf of the Greater London Authority 

(the GLA), the Association of London Government (the ALG) and the London boroughs. The 

purpose of this report is to use data that has been collected in the housing needs surveys 

undertaken by the local authorities in London to portray more detailed information about specific 

groups across the whole of London, which can be used to support the development of regional and 

sub-regional housing policy. 

 

A t the time of this project’s inception Fordham Research had undertaken housing needs surveys in 

twenty eight of the thirty three London Boroughs (a further three are currently being undertaken). 

Twenty seven of these completed surveys were amalgamated (Fordham Research undertook a 

previous survey in Westminster but as that was completed in 1996 it was considered too outdated) 

and as each housing needs survey was undertaken at a different period in time over the last five 

years, results were indexed to 2004. For the remaining six Councils, data was imputed using 

existing cases to correspond with the profile of the population as recorded in the Council’s 2004 

Housing Investment Programme (HIP) return and Census data.  

 

The database has been used in this project to report on three themes: ethnicity, special needs and 

the dynamics of migration. This has been completed for London as a whole. Additionally, sub-

regional reports provide analysis of these topics for each of the five sub-regions in London. The 

sub-regions used are based on those defined by the Housing Corporation, in line with the 

objectives of this project, and are different to the GLA Planning sub-regions. The table below 

shows the London Boroughs included in each sub-region. 

 

Table 1 Sub-regions of London 

Sub-region London Boroughs 

East 
Barking and Dagenham, Corporation of London, Hackney, Havering, 
Newham, Redbridge, Tower Hamlets, Waltham Forest 

South East Bexley, Bromley, Greenwich, Lewisham, Southwark 

South West 
Croydon, Kingston-upon-Thames, Lambeth, Merton, Richmond-upon-
Thames, Sutton, Wandsworth 

West 
Brent, Ealing, Hammersmith and Fulham, Harrow, Hillingdon, Hounslow, 
Kensington and Chelsea 

North Barnet, Camden, Enfield, Haringey, Islington, Westminster 

Source: London & sub-regional strategy support studies project: final report (2005) 
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A  total of 40,127 responses were collected from all relevant surveys undertaken by Fordham 

Research. Based on information provided by each Borough, it is estimated that there are 3,103,724 

households in London as of April 2004. The sample of 40,127 respondents was weighted using 

established secondary sources so that the dataset provides a representative profile of all 

households in London.  

 

The number of households sampled in this survey is sufficient for the profile of households to be 

portrayed reliably for 16 different ethnic groups (in line with the 2001 Census), for 8 types of 

special needs household, for households that have moved to their current home in the last ten 

years and for households that need and/ or are likely to move home in the next five years. 

 

London-wide information 
 

Before the data on the study groups are presented, it is worthwhile to display some London-wide 

patterns on key variables.  

 

Tenure 

When the tenure of all households in London is considered, the database shows that over a third of 

households are owner-occupiers (with a mortgage) w ith an additional 22.2% of households being 

owner-occupiers (without a mortgage). An estimated 17.7% of households live in the private 

rented sector. The remaining quarter of households is resident in the social rented sector; 15.3% in 

a Council rented home and 10.1% in RSL accommodation.  
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Figure 1 Tenure of households in London 
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Source: London & sub-regional strategy support studies project: final report (2005) 

 

Household type 

The table below shows the distribution of households by household type across the whole of 

London. It shows that households containing two or more adults and no children are most 

common, followed by single non-pensioners households. Just over a quarter of households contain 

children. 

 

Table 2 Composition of households in London 

Household type Total households % of households 

Single older person 393,416 12.7% 

2+ older people 176,106 5.7% 

Single non- older person 685,783 22.1% 
2+ adults no children 1,015,872 32.7% 

Lone parent 187,607 6.0% 

2+ adults, 1 child 283,595 9.1% 

2+ adults, 2+ children 361,344 11.6% 

TOTAL 3,103,724 100.0% 

Source: London & sub-regional strategy support studies project: final report (2005) 
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Overcrowding and under-occupation 

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

number of bedrooms required for all households. The table shows, for example, that there are 

4,780 households requiring a three bedroom property currently residing in a one bedroom 

dwelling, whilst there are 478,991 households that require a one bedroom property that reside in a 

three-bed dwelling.  

 

Table 3 Overcrowding and under-occupation in London 

Number of bedrooms in home Number of 
bedrooms required 1 2 3 4+ TOTAL 

1 bedroom 593,117 539,816 478,991 110,004 1,721,928 

2 bedrooms 51,863 321,905 344,764 100,495 819,027 

3 bedrooms 4,780 69,072 252,132 102,637 428,621 

4+ bedrooms 1,262 10,022 57,102 65,763 134,149 

TOTAL 651,022 940,815 1,132,989 378,899 3,103,724 
 

KEY:  Overcrowded households  Under-occupied households 

 
Note: The bottom two cells of the 4+ bedroom column contain some households that are either 

overcrowded or under-occupied – for example they may require three bedrooms but live in a five 
bedroom property or may require five bedroom property but currently be occupying four 
bedroom property. 

Source: London & sub-regional strategy support studies project: final report (2005) 
 
This data can be used to measure the level of overcrowding and under-occupation in London as 

defined by the bedroom standard and allowing for one bedroom more than is actually required by 

the household. This data suggests that 210,114 households in London are overcrowded (6.8%) and 

720,906 households are under-occupied (23.2%). 

 

Patterns in overcrowding and under-occupation however differ widely between the tenures, with 

overcrowding far more common and under-occupation far less common in the social rented sector. 

The figure below shows a comparison between rates of overcrowding and under-occupation by 

tenure. Households renting from the council are over ten times more likely to be overcrowded 

than those who own their home without a mortgage, but are five times less likely to be under-

occupied. While amongst all households, there are almost three times as many under-occupied 

households as there are overcrowded, this mostly reflects very high rates of under-occupation in 

the owner-occupied sector – in each of the council rented, RSL rented and private rented sectors 

there are more overcrowded households than there are under-occupying.  
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Figure 2 Overcrowding/under-occupation by tenure 
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

It is therefore pertinent to focus on the private and social rented sectors in London. The table 

below shows a comparison between the numbers of bedrooms in each home in the rented sector 

against the number of bedrooms required for all households living in private or social rented 

accommodation.  

 

Table 4 Overcrowding and under-occupation in the rented sector in London 

Number of bedrooms in home Number of 
bedrooms required 1 2 3 4+ TOTAL 

1 bedroom 432,196 198,086 76,580 12,218 719,080 

2 bedrooms 42,708 215,514 84,706 12,671 355,599 

3 bedrooms 3,741 51,621 115,384 18,652 189,398 

4+ bedrooms 1,086 8,345 29,772 34,501 73,704 

TOTAL 479,731 473,566 306,442 78,042 1,337,783 
 

KEY:  Overcrowded households  Under-occupied households 

 
Note: The bottom two cells of the 4+ bedroom column contain some households that are either 

overcrowded or under-occupied – for example they may require three bedrooms but live in a five 
bedroom property or may require five bedroom property but currently be occupying four 
bedroom property. 

Source: London & sub-regional strategy support studies project: final report (2005) 
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Financial  information 

All surveys collected income information from each respondent. Household income is taken to 

include the earned income of the head of household and their partner (if applicable). Additionally, 

the information includes estimates of income from investments. Calculations are made as part of 

the survey analysis of both gross and net household incomes. 

 

Gross income: Is that received by the head of household/spouse/partner and other household members 

from employment (wages and salaries) and investments (including interest and dividends from 

investments and private pensions) before any deductions for income tax and National Insurance are 

made. 

 
Net income: Is gross income minus National Insurance contributions and tax at the appropriate rate. The 

main tax allowances were applied. 

 

In addition data was also collected on the amount of non-housing related benefits a household 

received (as it is necessary later to determine the ability of households to afford market housing 

without the cost of housing being aided).  

 

The database estimates that the average annual gross household income (excluding all benefits) in 

London is £27,894. This figure is a mean; the database indicates that the median (mid-point) 

income is £19,685 suggesting that the mean is skewed upwards by very high incomes at the top 

end.  

 

Table 5 Average household Income 2004 

Household income Mean Median 

Annual gross household income 
(excluding benefits) 

£27,894 £19,685 

Annual net household income (including 

non-housing benefits) 
£22,334 £15,808 

Source: London & sub-regional strategy support studies project: final report (2005) 
 
The figures below indicate that incomes in London are quite polarised. It is estimated that over a 

third of households have a gross income of below £10,000 per annum whilst 17.7% have gross 

incomes above £50,000 per year. The disparity displayed for net household income including non-

housing benefits is, as would be expected, reduced.  
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Figure 3 Distribution of annual gross household income  

(excluding benefits) 
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Source: London & sub-regional strategy support studies project: final report (2005) 

 

 

Figure 4 Distribution of annual net household income 

(including non-housing benefits) 
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Source: London & sub-regional strategy support studies project: final report (2005) 

 

The table below shows the differences in the mean and median gross annual income (excluding 

benefits) and net annual income (including non-housing benefits) by the key variable of tenure. As 

might be expected, the households with the lowest average incomes are those who rent from the 

council or an RSL, w ith the highest belonging to those owner-occupiers that do have a mortgage. 

The lower incomes displayed by owner-occupiers w ithout a mortgage reflects the larger number of 

retired households in this group. 
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Table 6 Household Income by tenure 

Annual Gross income 

excluding benefits 

Annual net income including 

non-housing benefits Tenure 

Mean Median* Mean Median 

Owner-occupied (no mortgage) £24,887 £11,730 £21,813 £14,165 

Owner-occupied (with mortgage) £45,272 £37,840 £32,756 £27,633 

Council £6,828 £0 £9,295 £6,500 

RSL £8,821 £1,272 £10,390 £7,020 

Private rented £26,703 £20,192 £20,650 £14,983 

* Where the median annual gross income excluding benefits has a value of zero this indicates that over half of these 
households have no income before they receive benefits 
Source: London & sub-regional strategy support studies project: final report (2005) 

 

Information was collected on the amount of savings that the household head and their partner (if 

appropriate) had. The mean household savings across London is £4,450 however the median level 

of savings is £500 suggesting that the majority of households have a small amount of savings.  

 

The table below shows the differences in mean and median household savings by tenure. The 

households with the lowest mean savings are those who rent from the council or an RSL, w ith the 

highest belonging to those owner-occupiers that do not have a mortgage. Over half of households 

in the Council, RSL and private rented sectors have no savings or are in debt 

 

Table 7 Household savings by tenure 

Tenure Mean Median* 

Owner-occupied (no mortgage) £9,150 £6,500 

Owner-occupied (with mortgage) £5,040 £1,500 

Council £611 £0 

RSL £704 £0 

Private rented £2,850 £0 

* Where the median amount of savings has a value of zero this indicates that over half of these households have no 
savings or are in debt 
Source: London & sub-regional strategy support studies project: final report (2005) 
 

 

Households who owned their own home were asked to estimate the level of equity that they had 

in their home. The mean equity for owner-occupier households in London is £204,651, which 

equates to £116,441 across all households in London. The median is lower than the mean 

suggesting that there are more households with equity lower than £204,651 than there are 

households with a higher equity. The distribution of equity level is shown in the figure below. An 

estimated 11.7% of owner-occupied households have equity less than £50,000 whilst 25.1% have 

equity of over £250,000.  
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Figure 5 Distribution of household equity 
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Source: London & sub-regional strategy support studies project final report (2005) 

 

Unsui table housing 

From the dataset it is possible to assess the number of households currently resident in unsuitable 

housing - households whose current accommodation is in some way unsuitable for their 

requirements. The classifications used are broadly in line with the ODPM Guidance (‘Local 

Housing Needs Assessment: A Guide to Good Practice’ (July 2000)) and allow the greatest level of detail 

collected from a large number of surveys. The data shows that 481,205 households (15.5%) fall into 

at least one of the categories and would therefore be considered to be living in unsuitable housing. 

 

The table below shows the propensity of households to be in unsuitable housing by tenure. It 

shows that owner-occupied households are the least likely to live in unsuitable housing. 

Households in Council accommodation are most likely to be in unsuitable housing. Almost a third 

of households in this tenure are in unsuitable housing. 

 

Table 8 Unsuitable housing and tenure 

Households in unsuitable housing 
Tenure 

Number Proportion 

Owner-occupied (no mortgage) 58,394 8.5% 

Owner-occupied (with mortgage) 96,892 9.0% 
Council 150,569 31.8% 

RSL 72,664 23.1% 

Private rented 102,687 18.7% 

All households 481,205 15.5% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 



London & sub-regional strategy support studies project: final report (2005) 

Page 10 

Key messages on ethnici ty 
 

The table below shows the number of households in London in each ethnic group. This data is 

based on the stated ethnicity of the household head. It is important to note that the analysis 

included in this report w ill use the ethnic origin of the head of household as the indicator for 

ethnicity.  

 

Table 9 Ethnicity of households in London (based on household head) 

Ethnic group 
Number of 
households 

% of households 

White – British 1,991,138 64.2% 

White – Irish 110,762 3.6% 

White – Other 302,158 9.7% 

Mixed – White & Black Caribbean 20,715 0.7% 

Mixed – White & Black African 11,339 0.4% 
Mixed – White & Asian 13,768 0.4% 
Mixed – Other 13,273 0.4% 

Asian or Asian British – Indian 131,943 4.3% 

Asian or Asian British – Pakistani 45,560 1.5% 
Asian or Asian British – Bangladeshi 37,916 1.2% 

Asian or Asian British – Other 62,955 2.0% 

Black or Black British – Caribbean 147,696 4.8% 

Black or Black British – African 130,148 4.2% 

Black or Black British – Other 24,801 0.8% 
Any other ethnic group – Chinese 27,105 0.9% 

Any other ethnic group – other 32,448 1.0% 

TOTAL 3,103,724 100.0% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

The table above shows that 64.2% of households in London are White British, 9.7% are White 

Other, 4.8% are Black Caribbean, 4.3% are Indian and 4.2% are Black African. Analysis of the 

database highlighted some distinct differences between ethnic groups, some of which are 

described below. 

 

Housing ci rcumstances 

Asian households have a larger average household size than other households, particularly 

Bangladeshi households. Bangladeshi households have the largest household size with an 

estimated 4.04 persons per household and almost two-thirds contain at least four people. In 

contrast White households have lower average household sizes, the lowest being White Irish at 
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2.08 persons per household. These figures compare with a London average of 2.33 persons per 

household. 

 

As the figure below shows, whilst all ethnic groups are present in all sub-regions the distribution 

is not even. Bangladeshi and Pakistani households live predominately in the East; 64.7% of 

Bangladeshi and 42.3% of Pakistani households live in this area. Indian households, however, are 

most likely to live in the West. Almost half (48.3%) reside in this sub-region. Other noticeable 

patterns include a high proportion of White Other households resident in the North and the lower 

percentage of Black and Minority Ethnic households in South East and South West London. 

 

Figure 6  Ethnic group by sub-region 
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

The figure below shows how tenure varies by the ethnicity of the household. Owner-occupation is 

most common amongst Indian households; over three-quarters of Indian households are owner-

occupiers. Black African and Black Other households are least likely to live in owner-occupied 

accommodation – just 22.5% and 24.3% of households respectively, but are more likely than 

average to live in the social rented sector. Bangladeshi households are the group most likely to 

reside in social rented housing. White Other and Other households are the groups most likely to 

live in the private rented sector.  
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Figure 7 Tenure and ethnicity 
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Source: London & sub-regional strategy support studies project: final report (2005) 

 

Asian households have the largest average dwelling size, notably Indian households with an 

estimated 2.82 bedrooms per dwelling. In contrast Black Other households have the smallest 

average size home (at 2.13 bedrooms). Turning to the incidence of special needs, the results show 

that White Irish households are the group most likely to contain a special needs member, whilst 

Chinese households are the group least likely. 

 

The table below shows the incidence of overcrowding by ethnicity. White British, White Irish and 

Mixed White & Asian households display a level of overcrowding lower than the average for 

London as a whole. A ll the other groups display higher levels. Overcrowding is particularly 

prevalent amongst Bangladeshi, Pakistani and Black African households. 
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Table 10 Overcrowding/under-occupation and ethnic group 

Overcrowding/under-occupation 
Ethnic group 

Overcrowded 
Satisfactorily 

occupied 

Under-

occupied 
Total 

Total 

households 

White – British 3.4% 69.1% 27.5% 100.0% 1,991,138 

White – Irish 4.3% 71.4% 24.4% 100.0% 110,762 

White – Other 11.2% 72.8% 16.1% 100.0% 302,158 

Mixed – White & Black Caribbean 10.6% 73.4% 16.0% 100.0% 20,715 

Mixed – White & Black African 11.5% 77.0% 11.4% 100.0% 11,339 

Mixed – White & Asian 5.2% 79.6% 15.2% 100.0% 13,768 
Mixed – Other 13.7% 67.2% 19.1% 100.0% 13,273 

Asian/Asian British – Indian  12.0% 68.5% 19.6% 100.0% 131,943 

Asian/Asian British – Pakistani  21.2% 65.4% 13.5% 100.0% 45,560 

Asian/Asian British – Bangladeshi  32.8% 60.9% 6.3% 100.0% 37,916 
Asian/Asian British – Other 14.1% 72.0% 13.9% 100.0% 62,955 

Black/Black British – Caribbean 10.2% 72.9% 16.9% 100.0% 147,696 

Black/Black British – African 20.9% 70.4% 8.8% 100.0% 130,148 

Black/Black British – Other 11.9% 82.2% 5.9% 100.0% 24,801 

Any other ethnic group – Chinese 7.8% 76.9% 15.2% 100.0% 27,105 
Any other ethnic group – other 12.9% 75.1% 12.0% 100.0% 32,448 

All households 6.8% 70.0% 23.2% 100.0% 3,103,724 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Financial  si tuation 

The table below shows the differences in the mean and median gross annual income (excluding 

benefits) and net annual income (including non-housing benefits) by ethnicity. Results show that 

Indian and Mixed White & Asian households have the highest average income, whilst all 

households with a Black household head have average incomes notably below the average for 

London. Households with a Bangladeshi head have the lowest average income before benefits are 

taken into account; once benefits have been included Black other households display the lowest 

average incomes. When the full income distribution is considered the disparities are even more 

pronounced. 61.1% of all Bangladeshi households have a gross income of £10,000 or less. In 

contrast a quarter of Mixed White & Asian households have a gross annual income in excess of 

£50,000.  
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Table 11 Household Income and ethnicity 2004 

Annual Gross income 

excluding benefits 

Annual net income including 

non-housing benefits Ethnic group 

Mean Median Mean Median 

White – British £29,492 £21,623 £23,454 £17,628 

White – Irish £25,225 £16,347 £20,735 £13,572 

White – Other £29,392 £19,500 £22,793 £15,340 
Mixed – White & Black Caribbean £23,859 £16,900 £19,367 £13,208 

Mixed – White & Black African £23,008 £11,730 £18,566 £11,124 

Mixed – White & Asian £38,774 £24,321 £29,422 £19,604 

Mixed – Other £26,609 £17,086 £20,712 £14,846 

Asian/Asian British – Indian  £34,349 £23,459 £26,827 £19,449 
Asian/Asian British – Pakistani  £24,542 £18,316 £20,692 £14,976 

Asian/Asian British – Bangladeshi  £13,072 £4,660 £13,877 £9,100 

Asian/Asian British – Other £25,978 £16,900 £21,188 £14,801 

Black/Black British – Caribbean £16,773 £11,451 £14,791 £10,400 

Black/Black British – African £16,843 £11,700 £14,904 £11,124 
Black/Black British – Other £14,051 £6,362 £13,147 £9,100 

Any other ethnic group – Chinese £26,273 £18,887 £20,694 £15,576 

Any other ethnic group – other £31,561 £18,432 £24,336 £15,953 

All households £27,894 £19,085 £22,334 £15,808 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

The table below shows average savings by ethnic group. It i l lustrates that White British 

households have the highest level of savings, possibly reflecting the older profile of this group.  

White British households are the only group to have average savings higher than the average for 

the whole of London. Bangladeshi households have the lowest levels of savings.  
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Table 12 Household savings and ethnicity, 2004 

Ethnic group Mean Median* 

White – British £5,213 £1,500 

White - Irish £3,898 £500 

White – Other £4,258 £0 

Mixed – White & Black Caribbean £2,692 £0 

Mixed – White & Black African £2,237 £0 
Mixed – White & Asian £2,629 £0 

Mixed – Other £2,670 £500 

Asian/Asian British - Indian £4,203 £500 

Asian/Asian British - Pakistani £2,257 £0 

Asian/Asian British - Bangladeshi £845 £0 
Asian/Asian British - Other £3,310 £0 

Black/Black British - Caribbean £1,916 £0 

Black/Black British – African £1,158 £0 

Black/Black British – Other £1,609 £0 
Any other ethnic group - Chinese £4,274 £500 

Any other ethnic group - other £2,264 £0 

All households £4,450 £500 

* Where the median amount of savings has a value of zero this indicates that over half of these households have no 
savings or are in debt 
Source: London & sub-regional strategy support studies project: final report (2005) 

 

White Other owner-occupied households have the highest levels of equity, whilst Black African 

owner-occupied households have the lowest. Overall the database indicates that White or Indian 

households are most likely to be affluent, whilst those with a Black or Bangladeshi household head 

are least likely to be affluent.  

 

Abi l i ty to af ford 

As part of this study, the ability of households to afford an appropriately sized home at market 

cost (either through owner-occupation or a privately rented property) w ithin their current 

Borough was examined. The figure below shows how ability to afford varies by ethnicity of 

household head. The data indicates that only three groups are more likely to be able to afford than 

the London-wide average of 45.7% – Indian, White British and Mixed White & Asian, which 

reflects the favourable economic circumstances of these groups.  Bangladeshi, Black African and 

Black Other households display the worst affordability profile, with 4 out of 5 households in these 

groups being unable to afford market housing if they were to move home within their existing 

Borough. 
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Figure 8 Affordability and ethnic group 
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

This study has looked at the appropriateness of intermediate housing for households. The term 

intermediate housing covers any housing provided at a cost that is between social rented housing 

and minimum market prices.  

 

The table below considers how the affordability of intermediate housing for those unable to afford 

market housing, varies by ethnic group. The data indicates that Indian households that cannot 

afford market housing are more likely than others to be able to afford intermediate housing. Black 

Other and Bangladeshi households unable to afford market housing are least likely to afford 

intermediate housing. Under 15% of households in these groups unable to afford the market can 

afford some form of intermediate housing.  
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Table 13 Affordability of intermediate housing for households unable to afford the market  

by ethnic group 

Unable to afford minimum market prices 

Ethnic group 
Afford 

intermediate 

housing 

Only afford 
social rented 

Total unable to 
afford market 

% able to 
afford 

intermediate 
housing 

White – British 213,471 546,782 760,253 28.1% 

White – Irish 13,292 41,111 54,403 24.4% 

White – Other 52,576 118,606 171,182 30.7% 

Mixed – White & Black Caribbean 3,629 9,408 13,037 27.8% 

Mixed – White & Black African 1,800 5,781 7,581 23.7% 

Mixed – White & Asian 1,398 3,962 5,360 26.1% 

Mixed – Other 1,829 5,572 7,401 24.7% 

Asian/Asian British – Indian  15,801 31,711 47,512 33.3% 

Asian/Asian British – Pakistani  6,684 19,296 25,980 25.7% 

Asian/Asian British – Bangladeshi  4,255 26,903 31,158 13.7% 

Asian/Asian British – Other 8,533 27,494 36,027 23.7% 

Black/Black British – Caribbean 19,305 79,285 98,590 19.6% 

Black/Black British – African 23,272 80,797 104,069 22.4% 

Black/Black British – Other 2,659 16,955 19,614 13.6% 

Any other ethnic group – Chinese 4,560 11,153 15,713 29.0% 

Any other ethnic group – other 5,661 13,717 19,378 29.2% 

All households 378,725 1,038,533 1,417,258 26.7% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Unsui table housing 

The table below shows the propensity of households to be in unsuitable housing by ethnic group. 

It shows that White British households are the least likely to live in unsuitable housing. 

Bangladeshi, Black Other and Black African households are more likely than others to be in 

unsuitable housing. Over a quarter of households in these groups are in unsuitable housing. 
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Table 14 Unsuitable housing and ethnic group 

Households in unsuitable housing 
Ethnic group 

Number Proportion 

White – British 258,666 13.0% 

White – Irish  16,489 14.9% 
White – Other 53,949 17.9% 

Mixed – White & Black Caribbean 4,348 21.0% 

Mixed – White & Black African 2,498 22.0% 

Mixed – White & Asian 2,243 16.3% 

Mixed – Other 2,512 18.9% 
Asian/Asian British – Indian  19,083 14.5% 

Asian/Asian British – Pakistani  9,344 20.5% 

Asian/Asian British – Bangladeshi  11,168 29.5% 

Asian/Asian British – Other  12,105 19.2% 
Black/Black British – Caribbean  33,909 23.0% 

Black/Black British – African 38,144 29.3% 

Black/Black British – Other 6,568 26.5% 

Any other ethnic group - Chinese 3,710 13.7% 

Any other ethnic group – other  6,471 19.9% 

All households 481,205 15.5% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Households in need 

As housing needs surveys were used to compile the database it is possible to provide some 

analysis of the relative housing need of households by ethnicity and specials need following parts 

of the procedure described as set out by the Office of the Deputy Prime Minister in ‘Local Housing 

Needs Assessment: A Guide to Good Practice’ (July 2000). The study looked at the prevalence of 

housing need currently found in existing households as well as the likelihood for households to be 

in housing need in the future. 

 

The ODPM Guide definition of housing need is given below. 

 

ODPM 
Guide 

‘Housing need refers to households lacking their own housing or living in housing 

which is inadequate or unsuitable, who are unlikely to be able to meet their needs 
in the housing market without some assistance’. [Section A2.2 (page 116)] 

 

The table below shows how the incidence of housing need varies by ethnic group. The table 

illustrates that Black African households are the group most likely to be in need (either now or in 

the future), followed by White Other households, Asian Other and Mixed White and Black 

African. White British and White Irish households are less likely than others to be in housing need 

(either now or in the future). Overall White British households constitute 43.3% of total housing 
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need, White Other 19.6% and Black African 9.7%. Expected in-migration is the predominant source 

of White Other households in need, whilst newly forming households constitute a large 

component of need amongst the Bangladeshi group.  Black African households in need are 

disproportionately likely to be existing households currently in need. 

 

Table 15 Total households in housing need by ethnic group 

Households in need 
Ethnic group 

Total need 
% of households 

in need 
% of total need 

White – British 54,579 2.7% 43.3% 

White – Irish 3,048 2.8% 2.4% 

White – Other 24,733 8.2% 19.6% 

Mixed – White & Black Caribbean 995 4.8% 0.8% 

Mixed – White & Black African 898 7.9% 0.7% 
Mixed – White & Asian 462 3.4% 0.4% 

Mixed – Other 896 6.8% 0.7% 

Asian/Asian British – Indian  4,758 3.6% 3.8% 

Asian/Asian British – Pakistani  3,068 6.7% 2.4% 

Asian/Asian British – Bangladeshi  2,216 5.8% 1.8% 
Asian/Asian British – Other 4,997 7.9% 4.0% 

Black/Black British – Caribbean 7,152 4.8% 5.7% 

Black/Black British – African 12,276 9.4% 9.7% 

Black/Black British – Other 1,613 6.5% 1.3% 

Any other ethnic group – Chinese 1,931 7.1% 1.5% 
Any other ethnic group – other 2,435 7.5% 1.9% 

ALL HOUSEHOLDS 126,056 4.1% 100.0% 

Source: London & sub-regional strategy support studies project: final report (2005) 
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Key messages on special  needs 
 

It should be noted that the incidence of ‘special needs’ is determined by the information and 

definitions used in the housing needs surveys. However, the parties involved in producing this 

report w ish to emphasise that the terms ‘special needs’ and ‘disability’ reflect not the capabilities of 

the individual but the failure of society to allow the individuals to live as they would wish. It is not 

the disability that is the ‘problem’; it is the way that society reacts (or not).  

 

Overall there are an estimated 412,378 households in London with one or more members in an 

identified special needs group. This represents 13.3% of all households. The table below shows the 

numbers of households with different types of special needs. The numbers of households in each 

category exceed the total number of special needs households because people can have more than 

one category of special need and households can contain more than one person with a special 

need. ©Physically disabled© is the predominant group. There are 253,727 households with a 

physically disabled household member. The next largest group is ‘frail elderly’, w ith 110,929 

households having a member in this category, followed by ‘severe sensory disability’, mental 

health problem’, ‘other’ and ‘learning disability’.  

 

Table 16 Special needs households in London 

Special need 
Number of 

households 
% of households 

Frail elderly 110,929 3.6% 

Physically disabled 253,727 8.2% 
Learning disability 25,673 0.8% 

Mental health problem 48,986 1.6% 

Severe sensory disability 49,658 1.6% 
Other 46,160 1.5% 

All special needs households 412,378 13.3% 

Multiple special needs 89,995 2.9% 

Two+ special needs members 40,330 1.3% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Respondents were able to indicate as many of the above categories as applicable for each special 

needs person. This means that we can differentiate between households that have a member(s) 

w ith just one special need and households that have a member(s) w ith one or more special need. 

The table above shows that there are 89,995 households in London in which a member(s) contains 

more than one special need. Special needs information was collected for up to three people in each 

household. As shown in the table above, the study found there are some 40,330 households with 

more than one special needs member.  
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Housing ci rcumstances 

Special needs households have a smaller than average household size, at an estimated 2.12 people, 

compared to 2.33 for all households in London. Frail elderly households are particularly small, 

w ith 58.1% containing just one person. A ll groups of special needs households are more likely than 

average to have a White head of household with the exception of ‘Other’ households and 

households containing at least two special needs members. The proportion of households 

containing a special needs member does not fluctuate greatly between the sub-regions, all record 

11.8% to 14.2% of households as containing someone with a special need. 

 

The table below shows special needs and household type.  Overall 41.5% of special needs 

households contain only pensioners compared to just 18.4% of all households in London. Special 

needs households are less likely to contain children and are much less likely to contain neither 

children nor pensioners. The data indicates that ‘learning disability’ households are much more 

likely than other kinds of household to consist of a combination of adults and children.  

 

Table 17 Household composition and special needs 

Household type 

Special needs group Single 
older 

person 

2+ 
older 

people 

Single 
non- 
older 

person 

2+ 
adults 

no 
children 

Lone 
parent 

2+ 
adults, 
1 child 

2+ 
adults, 

2+ 
children 

Total Total 
h’holds 

Frail elderly 55.5% 17.2% 2.6% 19.4% 0.4% 2.5% 2.5% 100.0% 110,929 

Physically disabled 27.4% 13.6% 14.9% 28.0% 3.4% 6.0% 6.7% 100.0% 253,727 
Learning disability 4.2% 1.7% 10.1% 25.0% 18.2% 14.6% 26.2% 100.0% 25,673 

Mental health problem 7.2% 6.7% 32.8% 28.7% 7.6% 8.0% 9.0% 100.0% 48,986 
Severe sensory disability 41.5% 14.3% 9.8% 21.1% 1.7% 4.9% 6.6% 100.0% 49,658 

Other 17.4% 10.7% 19.7% 25.8% 9.2% 6.3% 10.9% 100.0% 46,160 

All special needs households 29.0% 12.5% 15.3% 25.0% 4.4% 5.9% 7.9% 100.0% 412,378 

Multiple special needs households 40.2% 13.8% 10.4% 23.5% 3.0% 4.0% 5.2% 100.0% 89,995 

Two + special needs members 0.0% 37.6% 0.0% 39.4% 6.2% 7.7% 9.1% 100.0% 40,330 

All households 12.7% 5.7% 22.1% 32.7% 6.0% 9.1% 11.6% 100.0% 110,929 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

The figure below shows special needs by tenure. It shows that special needs households are 

around half as likely as all London households to be renting privately and typically twice as likely 

to be in the social rented sector.  In total, there are an estimated 198,996 households in the social 

rented sector. A  high proportion of ‘frail elderly’, ‘severe sensory disability’, and multiple special 

needs households, as well as households with more than one special needs member, are owner-

occupiers w ithout mortgages, reflecting the high proportions of older people in these categories.  
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Figure 9 Tenure and special needs 
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

There is little difference in the accommodation profile of special needs households and households 

across the whole of London, apart from the higher proportions of special needs households 

residing in bungalows or in purpose-built flats.  

 

Households that were identified as containing at least one member with a special need were asked 

to identify which of a list of improvements they would require for their accommodation. The most 

common requirement is for a bath or shower to be installed, redesigned or relocated. 

 

There are 51,646 special needs households on the waiting/ transfer list for a social rented property. 

‘Mental health problem’, ‘learning disability’ and ‘other’ households are particularly likely to be on 

the waiting list. 

 

The table below shows levels of overcrowding and under-occupation by each special needs group. 

As might be expected there are higher levels of overcrowding amongst special needs groups that 

are typically larger and more likely to contain children, such as ‘learning disability’, ‘mental health 

problem’ and ‘other special needs’ households. Groups that are typically older, such as ‘frail 

elderly’ and ‘severe sensory disability’ display low levels of overcrowding. Overall, special needs 

households display slightly lower levels of overcrowding and under-occupation than all 

households in London. 
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Table 18 Overcrowding/under-occupation and special needs group 

Overcrowding/under-occupation 
Special needs group 

Overcrowded 
Satisfactorily 

occupied 

Under-

occupied 
Total Total 

households 

Frail elderly 3.5% 71.9% 24.5% 100.0% 110,929 

Physically disabled 5.9% 70.9% 23.2% 100.0% 253,727 

Learning disability 13.3% 76.4% 10.3% 100.0% 25,673 

Mental health problem 9.9% 78.2% 11.9% 100.0% 48,986 

Severe sensory disability 3.9% 72.6% 23.5% 100.0% 49,658 
Other 10.0% 74.1% 15.9% 100.0% 46,160 

All special needs households 6.6% 71.4% 22.0% 100.0% 412,378 

Multiple special needs 4.3% 75.9% 19.8% 100.0% 89,995 

2+ special needs members 10.2% 65.3% 24.5% 100.0% 40,330 

All households 6.8% 70.0% 23.2% 100.0% 110,929 

Source: London & sub-regional strategy support studies project: final report (2005) 

 

Financial  si tuation 

The table below shows the differences in the mean and median gross annual income (excluding 

benefits) and net annual income (including non-housing benefits) by groups of special needs 

households. Special needs households have a mean gross annual income (excluding benefits) of 

£10,217 far lower than the London-wide mean of £27,894.  

 

A ll groups of special needs households display lower average incomes than London as a whole. 

‘Learning disability’ households display the highest mean incomes whilst ‘frail elderly’ and multiple 

special needs households the lowest. Over half of multiple special needs households and ‘mental 

health problems’ households have no income before they receive benefits. 

 



London & sub-regional strategy support studies project: final report (2005) 

Page 24 

Table 19 Household Income and special needs 2004 

Annual Gross income 

excluding benefits 

Annual net income including 

non housing benefits Special needs group 

Mean Median* Mean Median 

Frail elderly £8,356 £1,300 £11,286 £6,500 

Physically disabled £9,826 £1,221 £12,521 £7,800 

Learning disability £17,857 £5,027 £16,549 £9,672 
Mental health problem £10,223 £0 £12,128 £7,411 

Severe sensory disability £11,232 £1,300 £13,011 £7,800 

Other £9,120 £1,300 £11,553 £7,595 

All special needs households £10,217 £1,300 £12,521 £7,800 

Multiple special needs 

households 
£8,535 £0 £11,422 £6,500 

At least two special needs 

members 
£11,617 £1,300 £14,620 £9,100 

All households £27,894 £19,085 £22,334 £15,808 

* Where the median annual gross income excluding benefits has a value of zero this indicates that over half of these 
households have no income before they receive benefits 
Source: London & sub-regional strategy support studies project: final report (2005) 

 

The table below shows the differences in the mean and median household savings by groups of 

special needs households. A ll groups of special needs households display lower savings levels 

than London as a whole. ‘Frail elderly’ households display the highest mean savings levels, largely 

as they are most likely to no longer have housing costs, and ‘mental health problems’ the lowest. 

Over half of all special needs households have no savings or are in debt. 

 

Table 20 Household savings and special needs, 2004 

Special needs group Mean Median* 

Frail elderly £4,260 £500 

Physically disabled £2,968 £0 

Learning disability £2,968 £0 

Mental health problem £1,869 £0 
Severe sensory disability £3,978 £500 

Other £2,392 £0 

All special needs households £3,056 £0 

Multiple special needs 

households 
£3,480 £0 

At least two special needs 
members 

£3,236 £0 

All households £4,450 £500 

* Where the median amount of savings has a value of zero this indicates that over half of these households have no savings or are 
in debt 
Source: London & sub-regional strategy support studies project: final report (2005) 
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All groups of special needs households display higher average equity than households in London 

as a whole. ‘Frail elderly’ households display the highest mean equity levels.  

 

Abi l i ty to af ford 

As part of this study, the ability of households to afford an appropriately sized home at market 

cost (either through owner-occupation or a privately rented property) w ithin their current 

Borough was examined. The figure below shows how ability to afford varies by special needs. The 

data shows that 60.8% of all special needs households would not be able to afford if they moved 

home within their current Borough and that all groups of special needs households are less likely 

to be able to afford than non-special needs households. Affordability is worst amongst ‘mental 

health problems’ households, 70.9% of this group could not afford market housing of an appropriate 

size without subsidy. ‘Frail elderly’ households are most likely to be able to afford a dwelling with 

sufficient bedrooms. 

 

Figure 10 Affordability and special needs group 
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

The table below considers how the affordability of intermediate housing for those unable to afford 

the market, varies by special needs. The table indicates that in comparison with all households in 

London unable to afford market housing, special needs households are much less likely to be able 

to afford forms of intermediate housing. An estimated 26.7% of all London households unable to 

afford the market can afford some form of intermediate housing, compared to only 10.5% of all 

special needs households. 
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Table 21 Affordability of intermediate housing for households unable to afford the market 

by special needs 

Unable to afford minimum market prices 

Special needs group Afford 
intermediate 

housing 

Only afford 
social rented 

Total unable 
to afford 
market 

% able to afford 
intermediate 

housing 

Frail elderly 4,198 53,497 57,695 7.3% 

Physically disabled 15,236 140,358 155,594 9.8% 

Learning disability 2,134 14,491 16,625 12.8% 

Mental health problem 3,671 31,055 34,726 10.6% 

Severe sensory disability 3,659 22,606 26,265 13.9% 

Other 3,691 27,603 31,294 11.8% 

All special needs households 26,444 224,323 250,767 10.5% 

Multiple special needs households 4,567 48,613 53,180 8.6% 

At least two special needs members 3,212 19,417 22,629 14.2% 

All households 378,726 1,038,532 1,417,258 26.7% 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Unsui table housing 

The table below shows the propensity of households to be in unsuitable housing by special needs. 

The table shows that the proportion of special needs households in unsuitable housing is much 

higher than the general household population (31.5% compared to 15.5%). Over a quarter of each 

group of special needs households are currently in unsuitable housing. 

 

Table 22 Unsuitable housing and special needs 

Households in unsuitable housing 
Special needs group 

Number Proportion 

Frail elderly 32,441 29.2% 

Physically disabled 87,733 34.6% 

Learning disability 7,388 28.8% 

Mental health problem 18,831 38.4% 

Severe sensory disability 12,809 25.8% 
Other 19,910 43.1% 

All special needs households 129,934 31.5% 

Multiple special needs households 35,968 40.0% 

At least two special needs members 15,396 38.2% 

All households 481,205 15.5% 

Source: London & sub-regional strategy support studies project: final report (2005) 
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Households in need 

The table below shows how the incidence of housing need varies by special needs group. It can be 

seen that 10.2% of the total households in need are special needs households and that physically 

disabled household make up for 5.5% of all households in need. Overall special needs households 

are less likely than all households in London to be in housing need (whether now or in the future), 

however ‘other’ and ‘mental health problem’ households are more likely than average to be in 

housing need. ‘Frail elderly’ households are the group least likely to be in housing need. 

 

Table 23 Total special needs households in housing need 

Households in need 
Special needs group 

Total need 
% of households 

in need 
% of total need 

Frail elderly 1,458 1.3% 1.2% 

Physically disabled 6,959 2.7% 5.5% 

Learning disability 993 3.9% 0.8% 
Mental health problem 2,339 4.8% 1.9% 

Severe sensory disability 1,009 2.0% 0.8% 

Other 2,712 5.9% 2.2% 

All special needs households 12,893 3.1% 10.2% 

Multiple special needs 
households 

1,747 1.9% 1.4% 

At least two special needs 

members 
1,341 3.3% 1.1% 

ALL HOUSEHOLDS 126,056 4.1% 100.0% 

Source: London & sub-regional strategy support studies project: final report (2005) 
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Key messages on migration trends 
 

Data on the previous moves of households and the need and/ or likelihood of households moving 

in the future were used to illustrate the mechanics behind the London housing market. It is worth 

stating that in all surveys households were asked to identify whether they need and/ or are likely 

to move and households were not therefore asked to differentiate between the need and likelihood 

of moving. 

 

A  caveat is included at this stage to highlight that an important difference exists between the 

composition of households that have moved and households that intend to move. Previous move 

data is drawn from households that have moved to or w ithin London, whilst future move data is 

drawn only from those currently resident in London. Furthermore previous move data includes 

those that formed a new household in their last move, whilst future move data does not include 

newly forming households.  

 

M oving prevalence 

The table below shows the frequency with which households move by comparing information on 

when households would need and/ or be likely to move with the data on when they last moved. 

The most distinct pattern that the table shows is that households that have always lived in their 

current home have little need and/ or are unlikely to move in the future. Conversely, the data 

indicates that over a quarter of households that moved within the last year need and/ or are likely 

to move to a new home within the next year.  

 

Table 24 When households moved to their current home by when they need/are likely to move 
in the future 

When need/likely to move 
When moved 

Now 
Within a 

year 
1 to 5 years 

No need to 
move 

Total 
Total 

households 

Within the last year 7.8% 19.4% 22.9% 50.0% 100.0% 417,698 

1 to 5 years ago 9.1% 11.4% 23.2% 56.3% 100.0% 872,922 

5 to 10 years ago 9.2% 8.3% 21.1% 61.4% 100.0% 417,782 

Over 10 years ago 5.0% 4.2% 11.1% 79.7% 100.0% 1,321,213 
Always lived here 3.1% 3.9% 8.4% 84.6% 100.0% 74,109 

All households 7.1% 8.8% 17.4% 66.8% 100.0% 3,103,724 

Source: London & sub-regional strategy support studies project: final report (2005) 
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The table above suggests that certain households are more likely to move regularly, whilst others 

move only rarely. The tendency of households to move varies by the household’s characteristics.  

 

By tenure, households in the private rented sector displayed a greater degree of mobility between 

homes than other households. Owner-occupied households with no mortgage displayed the 

lowest level of mobility. Households in Council rented accommodation are most liable to need 

and/ or be likely to move out of their home now. 

 

By household type, pensioner households recorded the lowest level of mobility, whilst single non-

pensioner households and lone parent households were most likely to have moved or to need 

and/ or be likely to move. Over three-quarters of single pensioner households and over 85% of 

households containing two or more pensioners have lived in their home for over ten years. This 

compares to around 30% of single non-pensioner households and less than 20% of lone parent 

households.  

 

Analysis by occupation level shows that under-occupied households are the least mobile and 

although overcrowded and satisfactorily occupied households display a similar pattern for length 

of their current residence, overcrowded households are much more liable to need and/ or be likely 

to move in the next five years. 

 

By ethnicity, groups of households with higher incomes were more settled in their home. Mixed 

White and Black African, Black African, Bangladeshi and Black Other households are more liable 

to need a and/ or be likely to move now than other households, whilst White British and Indian 

households are the least liable.  

 

With regards to special needs households in general there is a very clear pattern of lower mobility 

– 59.8% have resided in their current dwelling for over ten years, and a further 3.8% have always 

lived there. This compares to 42.6% and 2.4% respectively for London households in general.  

 

In all surveys further detail was obtained from all households that had moved within the last ten 

years and from all households that need and/ or are likely to move within the next five years. This 

has permitted further analysis of the dynamics of migration.  

 

Reasons for moving home 

It was found that the five reasons most commonly given as a cause for moving are: The home is 

too small, an ‘other’ reason (specific to the respondent), to buy a home/ different home, to live in a 

better local environment and to take up/ seek new employment.  
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By tenure, it was found that private rented households are much less likely than other households 

to move because their home is too small, but they are more likely to move to meet the educational 

needs of household members or because they require cheaper accommodation. RSL and Council 

tenants are more likely than other households to move because they want to live in a nicer 

environment.  

 

Analysis by household type showed that households containing children are more likely than 

others to move because their home is too small. Conversely households containing pensioners are 

more likely to move to live in a smaller property. Furthermore pensioner households are more 

likely than others to move so that they can give/ receive care or support or because the design of 

their home is no longer suitable for the needs of the household. Households that did not contain 

pensioners or children are more likely than others to move to meet the educational needs of 

household members. 

 

By ethnicity, the most distinctive pattern is that Bangladeshi households are more likely than 

others to move because their home is too small. This was listed by almost two-thirds of households 

in this group that need and/ or are likely to move in the next five years.  Special needs households 

are less likely than all households to cite any of the five most popular main reasons for moving, 

w ith the exception of an ‘other’ reason. A ll groups of special needs households are more likely 

than average to cite this reason. Special needs households are more likely than non-special needs 

households to move to give or receive care or support or because the design of their home is no 

longer suitable. 

 

Households that need and/ or are likely to move now are more likely to have ‘home too small’, 

‘other’ and ‘you are the victim of harassment/ crime’ as the main reason they need and/ or are 

likely to move – suggesting these are the causes which result in the most instant action. 

 

M igration trends 

Information on the location of household’s previous homes and the anticipated location of 

households intending to move was analysed to show trends by household group.  

 

A  clear trend is apparent when the migration trends are analysed by tenure. Households within 

the social rented sector are least likely to move a long distance and in most instances remain within 

the current Borough; 83.0% of Council and 72.2% of RSL tenants that have moved in the last ten 

years reside in the same Borough as their previous home. Owner-occupiers are the group most 

likely to move a medium distance – elsewhere in the region, or elsewhere in the UK, whilst private 

rented households are most likely to move a long distance. These households are most likely to 

have moved from abroad or to intend to move abroad.  



Executive Summary 

 

  Page 31 

Likewise, a similar trend is w itnessed when the data is considered by household type. The table 

below shows the intended location of households by household type. The data indicates that 

households containing children are most likely to move locally, pensioner households are most 

likely to move a medium distance and households containing neither pensioners nor children are 

most likely to move further afield.  

 

Table 25 Location of household’s intended future home by household type 

Intended location 

Household type 
Within the 

current 
Borough 

Elsewhere 

in London 

Elsewhere 

in the UK 
Abroad Total 

Total 

h’holds 

Single pensioner 56.6% 10.5% 31.7% 1.2% 100.0% 48,575 

2 or more pensioners 46.5% 6.0% 45.2% 2.3% 100.0% 19,510 

Single non-pensioner 45.6% 21.4% 25.4% 7.7% 100.0% 268,542 

2 or more adults, no children 43.2% 20.2% 28.2% 8.4% 100.0% 354,268 

Lone parent 69.8% 14.7% 14.1% 1.4% 100.0% 98,192 

2+ adults, 1 child 53.5% 15.0% 27.0% 4.5% 100.0% 105,564 

2+ adults, 2+ children 63.0% 13.8% 20.4% 2.8% 100.0% 136,617 

All households 50.7% 17.9% 25.5% 6.0% 100.0% 1,031,268 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

Analysis by ethnicity suggests that household income is a key determinant in explaining the 

variation in migration trends. Households that have recorded lower incomes, such as Bangladeshi 

and Black Other households, are most likely to move locally. Households with higher incomes are 

most likely to move beyond London. A ll groups of special needs households are more likely than 

all London households to move locally w ithin the Borough. ‘Frail elderly’ households are the 

group most likely to move outside their current region. Overcrowded households are also more 

likely to move locally than other households. 

 

The data was also used to map past moves and intended future moves across London. The table 

shows the previous location for all households that moved into London in the last ten years by 

their current sub-region. The data indicates that in all sub-regions most households that moved to 

their current home in the last 10 years, moved from within the sub-region. In the East sub-region, 

71.4% of all households moved from somewhere else in the sub-region. The lowest proportion 

recorded is 65.8% of households in the West sub-region. The North and West has the largest 

proportion of households that moved from abroad, whilst the South West and West recorded the 

highest proportion of households that moved from elsewhere in the UK. The South East displays 

the largest proportion of households that moved from elsewhere in London.  
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Table 26 Previous location of households by current sub-region of residence 

Previous location 

Sub-region 
Within 

the 
current 
sub-

region 

East 
sub-

region 

South 
East 
sub-

region 

South 
West 
sub-

region 

West 
sub-

region 

North 
sub-

region 

Elsewh
ere in 
the UK 

Abroad Total 
Total 

h’holds 

East 71.4% - 1.8% 1.8% 2.0% 6.2% 11.9% 4.9% 100.0% 329,333 

South East 70.3% 3.3% - 6.9% 2.2% 3.3% 10.6% 3.4% 100.0% 278,184 

South West 68.2% 2.0% 3.6% - 5.5% 3.4% 12.5% 4.7% 100.0% 393,668 

West 65.8% 2.2% 1.4% 3.9% - 7.3% 12.4% 6.9% 100.0% 353,501 

North 68.0% 5.3% 1.5% 2.5% 5.4% - 10.0% 7.3% 100.0% 353,715 

Source: London & sub-regional strategy support studies project: final report (2005) 
 

M obi l i ty between tenures 

Generally households remain within the same tenure when they move to their new home, but 

there is some degree of mobility between tenures. The figure below shows the current tenure of 

households that previously lived in owner-occupation. Around 90% of households that previously 

lived in the owner-occupied sector stayed there, however 3.6% moved into the social rented sector, 

whilst 7.8% moved to the private rented sector. 

 

Figure 11 Current tenure of those who previously lived in owner-occupation  
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

The figure below shows the current tenure of households that previously lived in the social rented 

sector. The data indicates that over a fifth of households moved into market housing with a 14.5% 

becoming owner-occupiers and 6.8% moving into a private rented property. Households that were 

in the social rented sector and are now owner-occupiers do not include those who changed the 

tenure of their property through right-to-buy, it is only those who moved from one dwelling to 

another.  
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Figure 12 Current tenure of those who previously lived in the social rented sector  
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

The figure below shows the current tenure of households that previously lived in private rented 

accommodation. It shows that over a third of households that previously lived in private rented 

accommodation became owner-occupiers upon moving to their current home, whilst 12.2% moved 

to a socially rented property.  

 

Figure 13 Current tenure of those who previously lived in private rented accommodation  
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Source: London & sub-regional strategy support studies project: final report (2005) 
 

Analysis of tenure mobility by ethnic group shows some distinct trends. White British, Indian, 

White Irish and Chinese households were more likely than others to move from the private rented 

sector to owning their own home. Black African and Bangladeshi households were the groups least 

likely to do this. Only 16.9% of special needs households previously resident in the private rented 

sector moved to owner-occupation compared to 36.9% of non-special needs households. Likewise 

3.6% of special needs households resident in the social sector became owner-occupiers in their 

previous move compared to 14.5% of all households.  
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The expected tenure of a household’s next home was related to where they envisaged moving to. 

Households intending to move elsewhere in the UK are more likely than others to expect to own 

their next home. Households that intend to move within the current Borough are more likely than 

others to expect to be a social rented tenant in their next home. Additionally households that 

intend to move abroad are more likely than others to expect private rented accommodation.   
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Table A4.3 Minimum monthly rental costs April 2004 

Table A4.4 Average monthly rental costs April 2004 

 

Appendix 5 Social  rent costs 

Table A5.1 Price of Intermediate Housing per week – Social rent 

Table A5.2 Price of Intermediate Housing per week – Cheapest band 

Table A5.3 Price of Intermediate Housing per week – Middle price band 

Table A5.4 Price of Intermediate Housing per week – Most expensive band 

Table A5.5 Price of Intermediate Housing per week – Minimum market costs 

Table A5.6- 5.38 Approximate outgoings for different types of intermediate housing – each 

individual Borough 

 

Appendix 6 Data Tables 

Table A6.1 Tenure and accommodation type 

Table A6.2 Tenure and dwelling size 

Table A6.3 Tenure and reason households need and/or are likely to move for those moving in the 

next five years 
Table A6.4 Tenure and location of previous home for those moving in the last ten years 

Table A6.5 Tenure and when households need/ are likely to move 

Table A6.6 Overcrowding and under-occupation in the owner-occupied (no mortgage) sector 

Table A6.7 Overcrowding and under-occupation in the owner-occupied (w ith mortgage) sector 

Table A6.8 Overcrowding and under-occupation in the Council rented sector 

Table A6.9 Overcrowding and under-occupation in the RSL rented sector 

Table A6.10 Overcrowding and under-occupation in the private rented sector 

Table A6.11 Tenure and number of households unable to afford suitable housing 
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Table A6.12 Tenure and requirement for wheelchair access (special needs households only) 

Table A6.13 Tenure and requirement for single level accommodation (special needs households 

only) 

Table A6.14 Tenure and requirement for lift/ stair lift (special needs households only) 

Table A6.15 Tenure and requirement for redesign/ relocate toilet (special needs households only) 

Table A6.16 Tenure and requirement for redesign/ relocate bath or shower (special needs 

households only) 

Table A6.17 Tenure and requirement for extra handrails outside the home (special needs 

households only) 

Table A6.18 Tenure and requirement for extra handrails inside the home (special needs households 

only) 

Table A6.19 Tenure and requirement for low level light switches (special needs households only) 

Table A6.20 Tenure and requirement for raised power points (special needs households only) 

Table A6.21 Tenure and requirement for low level kitchen units (special needs households only) 

Table A6.22 Tenure and requirement for level taps (special needs households only) 

Table A6.23 Tenure and requirement for other alterations/ adaptations (special needs households 

only) 

Table A6.24 Tenure and requirement for car parking space close to home (special needs 

households only) 

Table A6.25 Tenure and requirement for more support services at home (special needs households 

only) 

Table A6.26 Tenure and requirement for alternative housing with specialist adaptations (special 

needs households only) 

Table A6.27 Tenure and requirement for alternative housing with specialist care/  support (special 

needs households only) 

Table A6.28  Distribution of annual gross household income (excluding benefits) for owner-

occupied (no mortgage) households by ethnicity 

Table A6.29  Distribution of annual gross household income (excluding benefits) for owner-

occupied (no mortgage) households by special needs 

Table A6.30  Distribution of annual net household income (including non-housing benefits) for 

owner-occupied (no mortgage) households by ethnicity 

Table A6.31  Distribution of annual net household income (including non-housing benefits) for 

owner-occupied (no mortgage) households by special needs 

Table A6.32  Distribution of annual gross household income (excluding benefits) for owner-

occupied (w ith mortgage) households by ethnicity 

Table A6.33  Distribution of annual gross household income (excluding benefits) for owner-

occupied (w ith mortgage) households by special needs 

Table A6.34  Distribution of annual net household income (including non-housing benefits) for 

owner-occupied (with mortgage) households by ethnicity 
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Table A6.35  Distribution of annual net household income (including non-housing benefits) for 

owner-occupied (with mortgage) households by special needs 

Table A6.36  Distribution of annual gross household income (excluding benefits) for Council 

rented households by ethnicity 

Table A6.37  Distribution of annual gross household income (excluding benefits) for Council 

rented households by special needs 

Table A6.38  Distribution of annual net household income (including non-housing benefits) for 

Council rented households by ethnicity 

Table A6.39  Distribution of annual net household income (including non-housing benefits) for 

Council rented households by special needs 

Table A6.40  Distribution of annual gross household income (excluding benefits) for RSL rented 

households by ethnicity 

Table A6.41  Distribution of annual gross household income (excluding benefits) for RSL rented 

households by special needs 

Table A6.42  Distribution of annual net household income (including non-housing benefits) RSL 

rented households by ethnicity 

Table A6.43  Distribution of annual net household income (including non-housing benefits) for 

RSL rented households by special needs 

Table A6.44  Distribution of annual gross household income (excluding benefits) for private rented 

households by ethnicity 

Table A6.45  Distribution of annual gross household income (excluding benefits) for private rented 

households by special needs 

Table A6.46  Distribution of annual net household income (including non-housing benefits) for 

private rented households by ethnicity 

Table A6.47  Distribution of annual net household income (including non-housing benefits) for 

private rented households by special needs 

 

Appendix 7 Further Tables on Occupation Level  

Table A7.1 Expanded overcrowding / under-occupation and ethnic group 

Table A7.2 Expanded overcrowding / under-occupation and special needs 

Table A7.3 Ability of overcrowded households to afford and ethnic group 

Table A7.4 Ability of overcrowded households to afford and special needs 

Table A7.5 Tenure and ability to afford of overcrowded households 

 

Appendix 8 Sub-regional  comparisons 

Table A8.1 Sub-region size 

Table A8.2 Tenure by sub-region 

Table A8.3 Accommodation type by sub-region 

Table A8.4 Dwelling size by sub-region 
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Table A8.5 Household size by sub-region 

Table A8.6 Household composition by sub-region 

Table A8.7 Overcrowding/ under-occupation by sub-region 

Table A8.8 When households moved to their current home by sub-region 

Table A8.9 When households need/ are likely to move by sub-region 

Table A8.10 Household Income by sub-region 

Table A8.11 Household savings by sub-region 

Table A8.12 Household equity (owner-occupiers only) by sub-region 

Table A8.13 Proportion of households that cannot afford market housing by dwelling size required 

and sub-region 

 

Appendix 9 Sample size tables 

Table A9.1 Tenure and ethnicity – sample size 

Table A9.2 Tenure and special needs– sample size 

Table A9.3 Occupation level and household type– sample size 

Table A9.4 When households moved to their current home and household size– sample size 

Table A9.5 When households moved to their current home and accommodation type – sample size 

Table A9.6 Tenure and household size– sample size 

Table A9.7 Accommodation type and dwelling size– sample size 

 


