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Section 1: Introduction 

1.1 Opinion Research Services (ORS) was commissioned by The London Borough of Newham to undertake a 

comprehensive and integrated Strategic Housing Market Assessment for the local authority.  

1.2 The research was based on the analysis of 1,800 interviews conducted with households from October 

2009 to November 2009 (the Household Survey, which primarily underwrote the housing needs and 

requirement modelling) coupled with secondary data from the UK Census, Housing Corporation, HM 

Land Registry, Office for National Statistics and a range of other sources along with a qualitative 

consultation programme with a wide range of stakeholders. 

1.3 This document is the main study for Newham, which provides the key findings of the study.  Other 

documents available include a short executive summary.   

What Is a Strategic Housing Market Assessment? 

1.4 Strategic Housing Market Assessments (SHMAs) are a crucial part of the evidence base informing policy 

and contributing to shaping strategic thinking in housing and planning.  They were introduced as the 

required evidence base to support policies within the framework introduced by Planning Policy 

Statement 3 (PPS3) in November 2006. 

Á Strategic Housing Market Assessments and Strategic Land Availability Assessments are an 

important part of the policy process. They provide information on the level of need and 

demand for housing and the opportunities that exist to meet it (Annex C, PPS3) 

 

 

 

 

The Role of SHMAs 

A SHMA is a framework that local authorities and regional bodies can follow to develop a good 

understanding of how housing markets operate. It promotes an approach to assessing housing need and 

demand which can inform the development of local development document and housing policies, as set 

out in Planning Policy Statement 3: Housing (PPS3).  The purpose of the SHMA is to form part of a wider 

evidence base for the development of housing and planning polices, which should be considered 

alongside other factors such as the viability of delivering affordable housing, land availability and local 

policy priorities including the creation of mixed and balanced.  Therefore, the evidence provided in the 

SHMA should not be viewed in isolation and its results cannot be used in support of development 

applications, as it does not set housing policy.  A SHMA provides part of the evidence needed to inform 

policy development, and other factors are equally important in the policy development process. The 

government has issued Practice Guidance setting out the scope of a SHMA and suggests how it might be 

carried out.   
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1.5 SHMAs work at three levels of planning: 

Regional 

Á Developing an evidence base for regional housing policy. 

Á Informing Regional Housing Strategy reviews. 

Á Assisting with reviews of Regional Spatial Strategy. 

Sub regional 

Á Deepening understanding of housing markets at the strategic (usually sub regional) level. 

Á Developing an evidence base for sub regional housing strategy. 

Local  

Á Developing an evidence base for planning expressed in Local Development Documents. 

Á Assisting with production of Core Strategies at local level. 

1.6 While this document primarily concentrates upon the administrative boundaries of Newham it does 

consider the wider role Newham plays in the East London housing market.  It should be noted that a 

separate East London SHMA is currently being undertaken by ORS and will feature outputs for Newham 

based upon its role in the sub-region.  

1.7 When considering SHMAs in the context of developing Local Development Documents, PPS3 sets out 

the following expectations: 

Á Based upon the findings of the Strategic Housing Market Assessment and other local evidence, 

Local Planning Authorities should set out in Local Development Documents: 

Á The likely overall proportions of households that require market or affordable housing, for 

example, x% market housing and y% affordable housing. 

Á The likely profile of household types requiring market housing e.g. multi-person, including 

families and children (x%), single persons (y%), couples (z%). 

Á The size and type of affordable housing required. (Page 9, Para 22) 

1.8 Alongside PPS3, Practice Guidance for undertaking Strategic Housing Market Assessments was 

published by the Department for Communities and Local Government (CLG) in March 2007 and 

subsequently updated with a minor revision in August 2007. A further note published jointly in March 

2008 by GLA, Government Office for London and London Councils stated that sub-regional assessments 

were the way to proceed in London. 

1.9 The Guidance gives advice regarding the SHMA process and sets out key process checklist items for 

SHMA Partnerships to follow.  These checklist items are important, especially in the context of 

supporting the soundness of any Development Plan Document: 

Á In line with PPS12, for the purposes of the independent examination into the soundness of a 

Development Plan Document, a strategic housing market assessment should be considered 

robust and credible if, as a minimum, it provides all of the core outputs and meets the 

requirements of all of the process criteria in figures 2 and 3. (Page 9) 

1.10 The core outputs and process checklist required of an SHMA to demonstrate robustness are detailed 

below. 
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Figure 1 
CLG SHMA Practice Guidance ς Core Outputs (Paras 9 and 10) 

Core Outputs 

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

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

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

4 Estimate of current number of households in housing need 

5 Estimate of future households that will require affordable housing 

6 Estimate of future households requiring market housing 

7 Estimate of the size of affordable housing required 

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

 

Figure 2 
CLG SHMA Practice Guidance ς Process Checklist 

Process Checklist 

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

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

3 Involves key stakeholders, including house builders 

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

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

6 Uses and reports upon effective quality control mechanisms 

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

 
1.11 While this study has addressed all Core Outputs and the Process Checklist, it has also sought to 

undertake analysis which is beyond that required by SHMA Practice Guidance.  This has included a 

detailed analysis of particular drivers of the housing market such as in and out migrants to Newham 

and a wide range of sub-groups in the population. 

Data Sources 

1.12 Whilst the study sought to draw on a wide range of secondary data sources, primary data was also 

collected through a household survey based on a random probability sample.  The Household Survey 

was conducted between October 2009 and November 2009 and a total of 1,800 households were 

successfully interviewed.  Identified non-response issues were addressed by a comprehensive statistical 

weighting process.   
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1.13 The 1,800 interviews were split along the lines of the community forum areas of Newham with 200 

interviews being conducted in each forum area.  Within each community forum area the 200 interviews 

were conducted at random pre-selected addressed.   

1.14 It is noteworthy that for this study the definition of a household was more complicated than would 

typically be found.  In many cases interviewers found that a single dwelling contained groups of 

unrelated adults.  It was decided for practical purposes to treat these groups as being a single 

household unless there were good reasons for treating them as separate households.  Therefore, if two 

families were occupying different parts of the same dwelling, or the main dwelling had been broken up 

into more than one unit inside then the households were treated as being separate.  However, if four 

adults were sharing a single bathroom and kitchen in a four bedroom property they were considered to 

be one household.  

1.15 All figures from the Household Survey presented in this report have been grossed-up to represent the 

overall population ς therefore where the report discusses specific numbers of households or dwellings, 

it is not the number of respondents that is referred to but the number of households or dwellings 

across Newham that they represent.  Following the weighting process it is estimated that there are 

103,100 households and 275,000 people in Newham with an average household size of 2.67 people.  It 

is also estimated that there are 4,000 vacant dwellings in Newham. 

1.16 The secondary data sources used included: 

Á 2001 Census of Population; 

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

Á Information on existing stock maintained by Valuation Office Agency; 

Á Housing Strategy Statistical Appendix (HSSA) submissions from all boroughs;  

Á Housing Corporation publications from Registered Social Landlord (RSL) CORE logs (Continuous 

Recording) and other statistical returns; and 

Á Local authority housing and planning administrative records. 

1.17 All secondary data sources used sought to correspond with the date of the primary data collection, and 

a reference point of November 2009 (or the nearest available date to this point) is the basis for all 

sources.  This is also the base date for the study projections.



Section 2: The Study Context 

2.1 The SHMA is published at a point shortly after the new coalition government came to power in June 

2010.  As such it is too early to describe the policy direction of travel for housing and spatial planning of 

the new government. However as noted below, the main features of policy; public spending cuts, 

reform of quangos and the introduction of localism are likely to have considerable impact upon public 

ǇƻƭƛŎȅ ŀŦŦŜŎǘƛƴƎ ƘƻǳǎƛƴƎ ŀƴŘ ǇƭŀƴƴƛƴƎ ƛƴ ŦǳǘǳǊŜΦ  aǳŎƘ ŎǳǊǊŜƴǘ ǇǳōƭƛŎ ǇƻƭƛŎȅ ŀŦŦŜŎǘƛƴƎ [ƻƴŘƻƴΩǎ ƘƻǳǎƛƴƎ 

licy is based upon the policy and administrative framework developed by the outgoing government and 

this is briefly summarised before considering the regional, sub-regional and local authority level policy 

framework. 

The National Policy Context 

2.2 In 2003, the government set out its vision for housing in the Communities Plan. The Communities Plan 

set the framework for delivering sustainable communities over a period of 15-нл ȅŜŀǊǎΦ ¢ƘŜ tƭŀƴΩǎ Ƴŀƛƴ 

areas of focus are housing supply, new growth areas, a decent home for all, the countryside and local 

environment. 

2.3 Its main objective is for communities that: 

Á are economically prosperous; 

Á have decent homes at affordable prices; 

Á safeguard the countryside; 

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

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

2.4 The Communities Plan acknowledged that housing and the local environment are vitally important 

issues. However, it recognises that communities are more than just areas of housing and have many 

requirements. As such, it suggests that, as past experience has shown, investing in housing alone whilst 

paying no attention to the other needs of communities, risks wasting money.  

2.5 Further, the plan argues that housing and planning policy must be placed firmly in the context of 

sustainable communities, and integrated with wider public services and sustainability agenda.  

2.6 Alongside encouraging sustainable communities, a second key element is community cohesion. The 

Communities Plan suggests that some communities had been undermined by social and economic 

deprivation, and that social cohesion is key to building sustainable communities. 

2.7 In particular, it links perceptions of cohesion and positive attitudes about physical spaces. For example, 

it argues that well-designed places can make a significant contribution to reducing the risk of crime. 

Also, community cohesion can be strengthened as local people are more welcoming of well-designed 

schemes and recognise the positive benefits that new housing can bring to an area. 
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2.8 The Communities Plan has subsequently been superseded by .ǳƛƭŘƛƴƎ .ǊƛǘŀƛƴΩǎ CǳǘǳǊŜ нллф.  This 

ǎǘŀǘŜŘ ǘƘŜ ŎǳǊǊŜƴǘ ƎƻǾŜǊƴƳŜƴǘΩǎ ǇƻƭƛŎȅ ŀƴŘ ƭŜƎƛǎƭŀǘƛǾŜ ǇǊƻƎǊŀƳƳŜ ŦƻǊ ƳƛǘƛƎŀǘƛƴƎ ǘƘŜ ƛƳǇŀŎǘ ƻŦ ǘƘŜ 

recession.  It aimed to ensure that the infrastructure skill base and housing is in place to help sustain a 

strong recovery and future economic growth.  Regarding housing, it re-iterated the measures taken to 

support the housing market as a consequence of the credit crunch.  It signalled a review of the housing 

benefit system linking it to a claimants return to work.  It also highlighted policies to promote the low 

carbon economy.  A more detailed summary of the paper is not presented here as at the point that the 

SHMA is published, the new coalition government elected in June 2010 has embarked on radical 

financial measures that make the delivery of many housing related programmes uncertain either due to 

the dismantling of quangos (both national and in the English regions), the withdrawal of finance, or the 

introduction of replacement policies.  The new government proposes a new system of governance 

based upon ΨLocalismΩΦ  ¢ƘŜ ǊŜŦƻǊƳ ǘƻ ƘƻǳǎƛƴƎ ōŜƴŜŦƛǘ ǇǊƻǇƻǎŜŘ ƛƴ .ǳƛƭŘƛƴƎ .ǊƛǘŀƛƴΩǎ CǳǘǳǊŜ Ƙŀǎ ōŜŜƴ 

taken forward by the new government. 

2.9 The emerging London policy is contained within the Draft Consultation London Plan (2009) published 

by the Mayor of London and this is considered in more detail later in this section. 

2.10 ¢ƘŜ ǊŜƎƛƻƴǎ ŀƴŘ ǘƘŜ [ƻŎŀƭ !ǳǘƘƻǊƛǘƛŜǎ ǿƛǘƘƛƴ ǘƘŜƳ Ƴǳǎǘ ƘŀǾŜ ǊŜƎŀǊŘ ǘƻ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ Ǿƛǎƛƻƴ ŦƻǊ 

sustainable communities and are reflected in a series of Planning Policy Statements (PPS). PPS1 

Delivering Sustainable Development, (2005) sets out the overarching planning policies for the delivery 

of sustainable development through the planning system. The policies set out in PPS1 need to be taken 

into account in the preparation of both regional and local planning documents. It is emphasised that 

sustainable development (ensuring that there is a better quality of life for everyone, now and for future 

generations) is the core principle underpinning planning and is therefore a vital part of the process. 

2.11 PPS1 also states that to facilitate and promote sustainable and inclusive patterns of urban and rural 

development, planning should ensure, among other things; that new developments are: of high quality 

and well designed; make the most efficient use of resources; support existing communities while 

creating safe, sustainable, liveable and mixed communities with good access to jobs and key services.  

2.12 This started a period of significant change in planning systems across England and Wales, and within 

the provisions of the Housing Act, 2004, the current housing policy document Planning Policy 

Statement 3 Housing, 2006 (PPS3), replaced a series of policies including Planning Policy Guidance Note 

3 (PPG3) and Circular 6/98. The principle definitions and requirements of PPS3 are summarised at the 

end of this chapter.  They are of fundamental importance to the Housing market Assessment.  

2.13 ¢ƘŜ ǇƻƭƛŎƛŜǎ ƛƴ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ŎǳǊǊŜƴǘ ǇƭŀƴƴƛƴƎ ǇƻƭƛŎȅ ǎǘŀǘŜƳŜƴǘ ƻƴ ƘƻǳǎƛƴƎ όtt{оύ ŀǊŜ ŀƭǎo based 

upon the principle of sustainable development.  In particular, policy in PPS3 seeks to address 

environmental impact including climate change and flood risk. 

2.14 PPS3 was developed in response to recommendations in the Barker Review of Housing Supply (March 

2004) and reflects the need to improve the affordability and supply of housing in all communities.  The 

Government has set out the following aims in order to achieve this: 

Á Provide a wide choice of high quality homes, both affordable and market housing, to address 

the requirements of the community; 

Á Widen opportunities for home ownership and ensure high quality housing for those who 

cannot afford market housing, to address the requirements of the community; 

Á Improve affordability across the housing market, including by increasing the supply of housing; 

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

 

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

is taken: 

Á Local Development Documents and Regional Spatial Strategies policies should be informed by a 

robust, shared evidence base, in particular, of housing need and demand, through a Strategic 

Housing Market Assessment. 

 

National policy response to the credit crunch 

2.16 Since 2008 the credit crunch, international banking crisis has a profound and negative effect and there 

has been a national policy response. 

2.17 The response has three main aspects, firstly in relation to the delivery of new homes and secondly 

assist potential purchasers and thirdly to protect certain households from the consequences of higher 

real interest rates and repossessions.  As at early 2010 the wider impact of public spending cuts and the 

effect of fiscal policies to support massive lending to the banks is still to be felt. 

2.18 In September 2008 the Government announced its £1bn package for housing.  Its aim was to assist first 

time buyers; support vulnerable homeowners facing re-possession and ensure that affordable housing 

needs can be met in the short and long term.  It built upon measures introduced earlier in the year 

which provided funding for local authorities to build social housing.  The further measures introduced 

funding for a shared equity scheme; a mortgage rescue scheme; funding for a further 5,500 social 

homes and working with the RDAs to support the most critical regeneration schemes. 

2.19 Also noteworthy is the Kickstart programme administered by the Homes and Communities Agency 

(HCA) which is aimed at currently stalled sites and is likely to deliver 22,000 new homes nationally of 

which 7,000 will be affordable homes. 

2.20 Whilst this short section has focussed upon the national policy response this must be balanced against 

ƳŀǊƪŜǘ ǊŜŎƻǾŜǊȅΦ  hw{Ω ǇŀǊǘƴŜǊ {ŀǾƛƭƭǎ ǇǊƻŘǳŎŜ ǊŜƎǳƭŀǊ ƳŀǊƪŜǘ ǳǇŘŀǘŜǎ ŀƴŘ ƛƴ common with other 

ŎƻƳƳŜƴǘŀǘƻǊǎ ƛǘ ƛǎ ǿƛŘŜƭȅ ƘŜƭŘ ǘƘŀǘ [ƻƴŘƻƴΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΣ ŜǎǇŜŎƛŀƭƭȅ ǘƘŜ ǇǊŜƳƛǳƳ ŜƴŘ ƻŦ ǘƘŜ 

market is leading the national recovery.   

2.21 Future government policy is now uncertain following the election in May 2010.  Early indications are 

that funding for the Homes and Communities Agency will reduce, which will impact on the ability of 

local authorities to provide affordable housing.  Outside of London, the suspension of Regional Spatial 

Strategies will have a major impact upon the Local Plans of local authorities.  However, within London 

the London Plan will still remain as an important element of the planning process. 

The Regional Policy Context 

The London Plan 2004, 2008 and the Mayors Draft Consultation Plan October 2009 
 
Background 
 
2.22 The London Plan, the Mayor's Spatial Development Strategy, was first published in February 2004. The 

Plan's integrated and strategic policies inform delivery in a range of areas including housing, transport, 

and supporting economic growth. The Mayor is legally required to keep the London Plan under review.  
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2.23 An updated plan containing alterations made since 2004 was published in February 2008. The election 

of a new London Mayor in May 2008 led to proposals for a new London Plan being published in April 

2009 leading to formal publication of a replacement plan towards the end of 2011. 

2.24 A Replacement Draft Consultation Plan was published in October 2009.The February 2008 version of 

the London Plan incorporates alterations made in 2004 and retains legal precedence until the 

replacement London Plan is published.  

Key Themes 
 
2.25 ¢ƘŜ [ƻƴŘƻƴ tƭŀƴ ǊŜŎƻƎƴƛǎŜǎ ǘƘŀǘ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘ ŘŜǇŜƴŘǎ ƘŜŀǾƛƭȅ ƻƴ ŀƴ ŜŦŦƛŎƛŜƴǘ ƭŀōƻǳǊ 

market and this in turn requires adequate housing provision to sustain it.  Lack of housing, especially 

affordable housing, is already one of the key issues facing London employers. As a general principle, 

strategically important employment generating development will be expected to contain other uses, 

which can include housing. 

2.26 Reflecting the key national policy themes of sustainable communities and social cohesion, the London 

Plan acknowledges that a strategy for housing is not simply a matter of providing adequate 

accommodation, but also about ensuring access to key public services and local amenities. It 

emphasises that new housing should offer a range of choices for new households, including affordable 

housing ς both homes for social renting and intermediate housing. 

Key Objectives 
 
2.27 ¢ƘŜ [ƻƴŘƻƴ tƭŀƴΩǎ Ƴŀƛƴ ƻōƧŜŎǘƛǾŜǎ ŀǊŜ ǘƻΥ 

Á ŀŎŎƻƳƳƻŘŀǘŜ [ƻƴŘƻƴΩǎ ƎǊƻǿǘƘ within its boundaries without encroaching on open spaces; 

Á make London a better city for people to live in; 

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

Á promote social inclusion and tackle deprivation and discrimination; 

Á imprƻǾŜ [ƻƴŘƻƴΩǎ ŀŎŎŜǎǎƛōƛƭƛǘȅΤ 

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

Future Housing Provision 
 
2.28 ¢ƘŜ tƭŀƴ Ƙŀǎ ŀ ǎǘǊƻƴƎ ŦƻŎǳǎ ƻƴ ƛƴŎǊŜŀǎƛƴƎ [ƻƴŘƻƴΩǎ ǎǳǇǇƭȅ ƻŦ ƘƻǳǎƛƴƎΦ Lǘ ǎŜǘǎ ƻǳǘ ǘƘŜ ǇƻƭƛŎȅ ŦǊŀƳŜǿƻǊƪ 

for distributing housing capacity among the boroughs and for realising and monitoring that 

development.  Policy 3A.1 of the London Plan (2008) sets a minimum target for housing provision of 

30,500 dwellings per annum.  This is slightly below the target of 33,000 new homes per annum 

identified by the draft Strategic Housing Market Assessment (ORS, November 2008).  

2.29 The Consultation Draft Replacement Plan (October 2009) suggests a slightly higher annual target of 

33,380 new dwellings per annum between 2011 and 2021. However, as targets should be over a 15, 

rather than 10 year period, the Mayor is committed to reviewing targets by 2015/16. 

2.30 bƻǘŜ ǘƘŀǘ ǘƘŜ 5ǊŀŦǘ tƭŀƴ ǇǊƻǇƻǎŜǎ ŀ ŘƛŦŦŜǊŜƴǘ ǾƛŜǿ ƻŦ [ƻƴŘƻƴΩǎ tƭŀƴƴƛƴƎ ǎǳō-regions to the 2008 Plan 

and proposes a different spatial framework for policy (map 2.2 below);  
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Á Central London including the Central Activities Zone; 

Á Inner London ; 

Á Outer London. 

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

Á Barking and Dagenham; 

Á City of London; 

Á Havering 

Á Newham; 

Á Redbridge; 

Á Tower Hamlets; and 

Á Waltham Forest. 

2.32 Minimum targets for the London Planning sub-regions are shown below as set out in the Draft 

Consultation London Plan (October 2009).   

Figure 3 
London Housing provisional targets by new planning sub-region (Source: Draft Consultation London Plan (October 2009) Table 3.1) 

Area Total Target Annual Monitoring Target 

East London 148,450 14,850 

North London 36,350 3,635 

South London 43,250 4,325 

West London 40,150 4,015 

Central 65.600 6,560 

Total 333,800 33,380 
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2.33 TƘŜ aŀȅƻǊ ǇǳōƭƛǎƘŜŘ ΨtƭŀƴƴƛƴƎ ŦƻǊ ŀ .ŜǘǘŜǊ [ƻƴŘƻƴΩ ƛƴ Wǳƭȅ нллуΣ ǎŜǘǘƛƴƎ ƻǳǘ ǘƘŜ ƪŜȅ ŀǊŜŀǎ ƘŜ ǿƛǎƘŜǎ ǘƻ 

address in revising the London Plan, other related strategies and guidance. It paved the way for the 

aŀȅƻǊΩǎ 5ǊŀŦǘ [ƻƴŘƻƴ tƭŀƴ hŎǘƻōŜǊ нллфΦ  Lǘ ƻǳǘƭƛƴŜŘ the key challenges in respect of providing the 

homes Londoners need and the key policy responses. These include supporting the delivery of 

ŀŦŦƻǊŘŀōƭŜ ƘƻƳŜǎ ǿƘƛƭŜ ǊŜƳƻǾƛƴƎ ΨǇǊŜǎŎǊƛǇǘƛǾŜ ŀƴŘ ŎƻǳƴǘŜǊ-ǇǊƻŘǳŎǘƛǾŜ ǘŀǊƎŜǘǎΩΤ ŜƴŀōƭƛƴƎ ŀ ƘƛƎƘŜǊ 

proportion of shareŘ ƻǿƴŜǊǎƘƛǇ ŀƴŘ ƻǘƘŜǊ ΨƛƴǘŜǊƳŜŘƛŀǘŜΩ ƘƻǳǎƛƴƎΤ ǇǊƻǾƛŘƛƴƎ ǘƘŜ ǇƭŀƴƴƛƴƎ ŦǊŀƳŜǿƻǊƪ 

for Mayoral housing initiatives; improving standards for the quality and design of housing; and 

promoting good quality, liveable and sustainable neighbourhoods. 

Affordable Housing  
 
2.34 The London Plan (2008) places emphasis on affordable housing.  It is seen as being important to meet 

the needs of households who cannot afford decent and appropriate housing in their borough and also 

to promote mixed and balanced communities.  It states that a shortage of affordable housing has led to  

Á increasing numbers of households in priority need being forced to live for long periods in 

temporary housing, overcrowded conditions and in bed and breakfast accommodation;  

Á residents moving out of London and either travelling long distances to work or leaving the 

capital altogether.   

2.35 The Plan highlights that those with lower incomes find it very difficult to access the housing they need, 

with many having no option but to seek social housing. This in turn can lead to social housing and 

deprivation being closely linked, with people finding it increasingly difficult to move on from social into 

other forms of housing.  

2.36 The delivery of additional affordable housing has featured significantly in the development of the 

London Plan.  The first London Plan (2004) adopted a strategic target that half of all additional housing 

should be affordable. However, in 2008, the new mayor decided that this target has proved 

unachievable and unresponsive to local circumstances.  In the Draft Plan he intends to propose a 

numeric rather than a rigid percentage based regional target, informed by the SHLAA and SHMA, 

working with boroughs in the light of their sub-regional and local housing market assessments to 

ensure their own affordable housing targets fully and realistically contribute to local and strategic need 

and conform to the London Plan. 

2.37 The Draft Consultation Plan (October 2009) suggests that, an average of 13,200 additional affordable 

homes per annum is a more appropriate strategic target. This equates to an annual affordable housing 

target of 40% of all new dwellings. However, the Mayor proposes to engage with Boroughs individually 

to enable them to set local affordable housing targets which are in general conformity with the London 

tƭŀƴΩǎ ǎǘǊŀǘŜƎƛŎ ǘŀǊƎŜǘǎΦ ¢ƘŜ ƴŜǿ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ǘŀǊƎŜǘ ǇǊƻǇƻǎŜŘ ōȅ ǘƘŜ 5ǊŀŦǘ tƭŀƴ ƛǎ сл ǇŜǊ ŎŜƴǘ 

social housing and 40 per cent intermediate affordable housing. 

2.38 Finally, in terms of affordable housing thresholds, the Draft Consultation Plan (October 2009) suggests 

that Boroughs should normally require affordable housing provision on a site which has capacity to 

provide 10 or more homes (compared with the PPS3 threshold of 15 dwellings). It encourages Boroughs 

to seek a lower threshold through the UDP process where this can be justified. They are encouraged to 

ensure that the affordable housing requirement applies to any site which has the capacity taking into 

account other policies of the plan to provide the minimum number of dwellings set in their threshold. 
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2.39 Minimum targets for the East London housing sub-region are shown below and it should be noted that 

while Hackney forms part of the North London planning sub-region it is part of the East London housing 

sub-region: 

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

Area Total Target Annual Monitoring Target 

Barking and Dagenham 11,900 1,190 

City 900 90 

Hackney 10,850 1,085 

Havering 5,350 535 

Newham 35,100 3,510 

Redbridge 9,050 905 

Tower Hamlets 31,500 3,150 

Waltham Forest 6,650 665 

Total 111,300 11,130 
2.40 Policy 3A.2 of the London Plan states that Development Plan Document policies should aim to exceed 

figures in table 3A.1. This should be done within the context of addressing the suitability of housing 

development in terms of location, type of development and impact on the locality; identify new 

sources of supply as well as a review of existing identified housing sites; and monitoring housing 

approvals and completions against both the targets set out in Policy 3A.1 and respective Borough 

targets. 

2.41 According to the latest Annual Monitoring Report (AMR), in 2008/9, 30,312 net additional homes were 

provided; 132% of the 23,000 original London Plan target which applied at the time. This also 

represents 99% of the London Plan target of 30,500 which applies from April 2007. Though 

performance was exceeded in all sub-regions, it was best in West sub-regions at 212% of the original 

London Plan target. (London Mayor, 2008: 28-9). However, output is expected to drop off significantly 

in line with the current economic cycle. 

2.42 The London Plan recognises the importance of working in close collaboration with neighbouring 

regional authorities, in order to maintaiƴ ŀ ŎƻƴǎƛǎǘŜƴǘ ŀǇǇǊƻŀŎƘ ǘƻ ŀŘŘǊŜǎǎƛƴƎ ǘƘŜ ƴŜŜŘǎ ƻŦ ƛƴǘŜǊπ

regional migration and household growth with the South East and the East of England. 

2.43 Lƴ bƻǾŜƳōŜǊ нллрΣ ǘƘŜ aŀȅƻǊ ǇǳōƭƛǎƘŜŘ ΨIƻǳǎƛƴƎπ {ǳǇǇƭŜƳŜƴǘŀǊȅ tƭŀƴƴƛƴƎ DǳƛŘŀƴŎŜΩ ό{tDύ ǿƘƛŎƘ 

provides guidance on the implementation of housing policies in the London Plan. The SPG gives fuller 

guidance on the basis for developing sites and for determining housing mix and density. It particularly 

concentrates on the delivery of affordable housing and sets out the basis on which Boroughs should 

review their affordable housing targets so that they conform to the London Plan.  The Mayor has 

indicated that he intends to review this Guidance. 

2.44 ¢ƘŜ aŀȅƻǊ ǇǳōƭƛǎƘŜŘ ΨtƭŀƴƴƛƴƎ ŦƻǊ ŀ .ŜǘǘŜǊ [ƻƴŘƻƴΩ ƛƴ Wǳƭȅ нллуΣ ǎŜǘǘƛƴƎ ƻǳǘ ǘƘŜ ƪey areas he wishes to 

address in revising the London Plan, other related strategies and guidance. It outlined the key 

challenges in respect of providing the homes Londoners need and the key policy responses. These 

include supporting the delivery of affordable homes while removing prescriptive and counter-

ǇǊƻŘǳŎǘƛǾŜ ǘŀǊƎŜǘǎΤ ŜƴŀōƭƛƴƎ ŀ ƘƛƎƘŜǊ ǇǊƻǇƻǊǘƛƻƴ ƻŦ ǎƘŀǊŜŘ ƻǿƴŜǊǎƘƛǇ ŀƴŘ ƻǘƘŜǊ ΨƛƴǘŜǊƳŜŘƛŀǘŜΩ ƘƻǳǎƛƴƎΤ 

providing the planning framework for Mayoral housing initiatives; improving standards for the quality 

and design of housing; and promoting good quality, liveable and sustainable neighbourhoods. 
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¢ƘŜ [ƻƴŘƻƴ aŀȅƻǊΩǎ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ 
 

2.45 ¢ƘŜ aŀȅƻǊΩǎ [ƻƴŘƻƴ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ ŎǳǊǊŜƴǘƭȅ ŀƛƳǎ ǘƻ ŘŜƭƛǾŜǊ рлΣллл ŀŦŦƻǊŘŀōƭŜ ƘƻƳŜǎ ōŜǘǿŜŜƴ 

2008 and 2011, the larger part of which will be through new development (the rest will be coming 

from existing stock e.g. through Open Market Home Buy and bringing vacant properties back into 

active use).  However, the AMR suggests that during the previous three year period i.e. 2004/05 to 

2006/07, only 24,420 affordable homes were constructed throughout London, or around 33% of all 

new homes. As such, the target of 50,000 affordable homes between 2008/09 and 2010/11 requires 

the doubling of previous outputs.   

2.46 Although the original London Plan (2004) suggested that future affordable homes consist of 70 per 

cent social housing and 30 per cent intermediate housing, the London Housing Strategy indicates that 

a target of 60 per cent social housing and 40 per cent intermediate housing may be more appropriate. 

2.47 The Mayor of London published the London Mayors Housing Strategy in February 2010. Although this 

is merely a preliminary document it does provide an indication as to how policy may change in the 

future as a result of the change of administration.  

2.48 The housing strategy signals an abandonment of the old target of making 50% of completions 

affordable in favour of the goal of 50,000 affordable units in over the next three years. Of these 

50,000 homes, 30,000 will be social rented, 42% will be for families, and 1,250 will be supported 

homes.  

2.49 The document is very much concerned with providing opportunities to Londoners for home 

ownership and as such Low Cost Home Ownership opportunities are set to increase by a third, largely 

due to the new adminisǘǊŀǘƛƻƴΩǎ ΨCƛǊǎǘ {ǘŜǇΩ ƘƻǳǎƛƴƎ ǇǊƻƎǊŀƳƳŜΦ Lǘ ƛǎ ōŜƭƛŜǾŜŘ ǘƘŀǘ ǘƘƛǎ ǿƛƭƭ ŜƴǎǳǊŜ 

that Londoners earning at the basic rate of income tax can get a foot on the property ladder and is 

available up to a household income limit of £72,000 a year. The Mayor has earmarked £130 million 

for this endeavour. 

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

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

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

2010 and end rough sleeping by 2012.  

2.52 In terms of the types of housing produced the housing strategy hopes to encourage the development 

of more family sized homes, particularly in the affordable sectors, with 42% of social rented and 16% 

of intermediate homes having 3 bedrooms or more. It also expresses a need for more housing to 

meet the requirements and needs of older and disabled people.  

2.53 The Housing strategy states that the figures in the London Plan will be updated once they have had 

adequate time to consider the results of the London Strategic Housing Market Assessment 2008, 

carried out by ORS.  This study found a need for 349,400 new dwellings over the period 2007-2017.  

This is only slightly lower compared with the 2004 study figure of 353,000.  The draft SHMA breaks 

this down into 245,000 additional social rented properties and 142,000 market homes.   

2.54 The strategy suggests that in order to simply keep house prices at their current levels there is a 

requirement for around 34,000 new homes in London each year.   
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2.55 Although there exists a city-wide housing target the targets of individual Boroughs will be agreed 

separately. This process will be combined with that of the Local Area Agreements (LAAs).  

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

London requires people of all professions.  

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

has almost doubled in the last decade.  It also states that there is a need for an estimated 587 

additional homes with accommodation-based support each year to 2017 across a range of need 

groups. 

2.58 The strategy also, based on the London Gypsy and Traveller Accommodation Needs Assessment 2008 

study, identifies the need for a total of 768 new residential pitches for gypsies and travellers over the 

next ten years, almost doubling the current supply.   

2.59 The draft London Housing Strategy was published in May 2009 for public consultation. Embodied in 

ǘƘŜ ǎǘǊŀǘŜƎȅ ƛǎ ǘƘŜ aŀȅƻǊΩǎ Ǿƛǎƛƻƴ ŦƻǊ ƘƻǳǎƛƴƎ ƛƴ [ƻƴŘƻƴΥ 

Á to raise aspirations and promote opportunity: by producing more affordable homes, 

particularly for families, and by increasing opportunities for home ownership through the new 

First Steps housing programmes 

Á to improve homes and transform neighbourhoods: by improving design quality, by greening 

homes, by targeting and delivering regeneration and by tackling empty homes 

Á to maximise delivery and optimise value for money: by creating a new architecture for delivery, 

by developing new investment models and by promoting new delivery mechanisms. 

2.60 ¢ƘŜ ŘǊŀŦǘ ǎǘǊŀǘŜƎȅ ǎǘŀǘŜǎ [ƻƴŘƻƴΩǎ ǳƴƛǉǳŜƭȅ ŜȄǇŜƴǎƛǾŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ǇǊƻƘƛōƛǘǎ ƭƻǿ ŀƴŘ ƳƛŘŘƭŜ 

income households from accessing the owner occupied sector.  In response, it states that the Mayor 

is making progress towards agreeing targets for providing 50,000 new homes across London by 2011. 

Up to 20,000 of these new homes will consist of intermediate housing provided with financial support 

from the HoƳŜǎ ŀƴŘ /ƻƳƳǳƴƛǘƛŜǎ !ƎŜƴŎȅ όI/!ύΦ wŀǘƘŜǊ ǘƘŀƴ ŀ ΨƻƴŜ-size-fits-ŀƭƭΩ ŀǇǇǊƻŀŎƘ ǘƻ 

affordable housing, Borough targets for 2008-11 will be based on their capacity to deliver and the 

circumstances of each local area. 

2.61 The draft strategy acknowledges that low income Londoners and some groups are disproportionately 

affected by the shortage of good quality affordable housing. Others may face discrimination or need 

protection in the home or a move to alternative accommodation, such as women fleeing violence or 

those being harassed on the grounds of race or sexual orientation. As such, the Mayor is committed 

to providing more accessible housing to meet the needs of those disabled, deaf and older people 

living in unsuitable homes that prevent them from living independent lives. 

2.62 The Mayor seeks to avoid social and economic deprivation associated with the mono-tenure estates 

ǘƘŀǘ ǿŜǊŜ ōǳƛƭǘ ŘǳǊƛƴƎ ǘƘŜ мфслǎ ŀƴŘ мфтлǎΦ !ǎ ǎǳŎƘΣ ǘƘŜ aŀȅƻǊΩǎ ƘƻǳǎƛƴƎ ǇƻƭƛŎƛŜǎ ŦƻŎǳǎ ƻƴ ƛƳǇǊƻǾƛƴƎ 

ǘƘŜ ǎƻŎƛŀƭ ƳƛȄ ƻŦ [ƻƴŘƻƴΩǎ ŎƻƳƳǳƴƛǘƛŜǎΣ ōȅ ŜƴǎǳǊing that new developments are mixed tenure and 

that other tenures are introduced into mono-tenure estates, and by seeking to explore new ways of 

ŎǊŜŀǘƛƴƎ ŀ ƳƻǊŜ ōŀƭŀƴŎŜŘ ǘŜƴǳǊŜ ƳƛȄ ƛƴ ǘƘŜ ŎŀǇƛǘŀƭΩǎ ŜȄƛǎǘƛƴƎ ƴŜƛƎƘōƻǳǊƘƻƻŘǎΦ 

2.63 The draft strategy states that East London is the area of the capital with the greatest potential for 

ƎǊƻǿǘƘΣ ǊŜǇǊŜǎŜƴǘƛƴƎ рм ǇŜǊ ŎŜƴǘ ƻŦ [ƻƴŘƻƴΩǎ ǘƻǘŀƭ ŎŀǇŀŎƛǘȅΦ .ȅ нлмсΣ мллΣллл ƘƻƳŜǎ ŎƻǳƭŘ ōŜ 
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provided in the London Thames Gateway, which falls within seven East London boroughs. The Lower 

Lea Valley alone will provide more than 9,000 new homes as a direct legacy of the 2012 Olympic and 

Paralympic Games, part of around 40,000 new homes in the area over the longer term. Outer London 

also has a key role to play, with almost half (47 per cent) of the overall capacity for new homes in the 

outer London boroughs. 

2.64 Finally, the strategy states that increasing the supply of housing in London must go hand in hand with 

improving the design and quality of the homes that are built.  Homes must be well designed, 

sustainable and attractive. They must provide the accessibility, adaptability and flexibility required for 

нмǎǘ ŎŜƴǘǳǊȅ ƭƛǾƛƴƎΣ ƳŜŜǘ ǘƘŜ ƴŜŜŘǎ ƻŦ [ƻƴŘƻƴΩǎ ŘƛǾŜǊǎŜ ǇƻǇǳƭŀǘƛƻƴΣ ŀŘŘǊŜǎǎ ǘƘŜ ŎƘŀƭƭŜƴƎŜǎ ƻŦ ŎƭƛƳŀǘŜ 

change and help to sustain thriving neighbourhoods. 

London Economic Development Strategy, 2009 
 
2.65 ¢ƘŜ ƭŀǘŜǎǘ ŜŘƛǘƛƻƴ ƻŦ [ƻƴŘƻƴΩǎ 9ŎƻƴƻƳƛŎ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ ǿŀǎ ǇǳōƭƛǎƘŜŘ ƛƴ hŎǘƻōŜǊ нллфΦ {ƛƳƛƭŀǊ 

ǘƻ ǘƘŜ [ƻƴŘƻƴ tƭŀƴ όнллфύΣ ǘƘŜ ǎǘǊŀǘŜƎȅ ƘƛƎƘƭƛƎƘǘǎ ǘƘŜ ƛƴǘŜǊŘŜǇŜƴŘŜƴŎŜ ƻŦ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ǎǳŎŎŜǎs 

with related issues such as housing, transport and the environment. The report suggests that the state 

ƻŦ [ƻƴŘƻƴΩǎ ǘǊŀƴǎǇƻǊǘ ǎȅǎǘŜƳ ŀƴŘ ǎƘƻǊǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ŀǊŜ ǊŜƎǳƭŀǊƭȅ ƳŜƴǘƛƻƴŜŘ ōȅ 

ōǳǎƛƴŜǎǎŜǎ ŀǎ ƳŀƧƻǊ ƛƳǇŜŘƛƳŜƴǘǎ ǘƻ ǘƘŜ ŎƛǘȅΩǎ ŎƻƳǇŜǘƛǘƛǾŜƴŜǎs. 

2.66  In particular, it highlights the negative impact that high housing costs can have on the economy. High 

housing costs can erode gains from employment for lower-ǇŀƛŘ ǿƻǊƪŜǊǎΣ ƭŜŀǾƛƴƎ ŦŀƳƛƭƛŜǎ ƛƴ ŀ ΨōŜƴŜŦƛǘ 

ǘǊŀǇΩΣ ǿƘŜǊŜ ƻǳǘ-of-work benefits provide a higher income than available employment. Competition for 

limited numbers of lower paid jobs means wages are low by London standards, further reducing 

opportunities for those with dependents to support. These problems are compounded by barriers to 

employment affecting many groups in London, including discrimination, accessibility and lack of 

affordable childcare. 

2.67 Similarly, it suggests that concentrations of disadvantage arise in part because of housing market 

conditions, the location of social housing and other historical patterns. These help worsen the chances 

for already excluded households in such areas through loss of services, poor school performance, 

inadequate or very expensive access to credit, poor local employment opportunities, and so on. 

Regeneration policy to date has improved prospects for some residents in these areas. But it has had 

far less impact on concentration effects because individual beneficiaries tend to move on and tend to 

be replaced by people moving into the area who continue to experience disadvantage.  

2.68 Also, it argues that transport, environmental quality and essential services have all come under 

ƛƴŎǊŜŀǎƛƴƎ ǇǊŜǎǎǳǊŜΣ ōƻǘƘ ƛƴ ǘŜǊƳǎ ƻŦ ŘŜƭƛǾŜǊȅ ŀƴŘ ǘƘŜ ŀōƛƭƛǘȅ ǘƻ ƘƻǳǎŜ ƪŜȅ ǿƻǊƪŜǊǎΦ [ƻƴŘƻƴΩǎ ƘƛƎƘ Ŏƻǎǘ 

base reflects its value to the highly productive firms that are located here. Its success has resulted in 

rapid population growth and an increase in overall employment over the last two decades, putting 

ƳƻǊŜ ǇǊŜǎǎǳǊŜ ƻƴ [ƻƴŘƻƴΩǎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΣ ŜǎǇŜŎƛŀƭƭȅ ƛǘǎ ǘǊŀƴǎǇƻǊǘ ǎȅǎǘŜƳǎ ŀƴŘ ƘƻǳǎƛƴƎΦ 

2.69 Falling travel speeds, lack of sufficient capacity on public transport and shortages of living and 

ǿƻǊƪǎǇŀŎŜ ǿƛƭƭ Ŝŀǘ ƛƴǘƻ [ƻƴŘƻƴΩǎ ǇǊƻŘǳŎǘƛǾƛǘȅΦ ¢ƘŜ ŦŀƛƭǳǊŜ ƻŦ ƘƻǳǎƛƴƎ ǎǳǇǇƭȅ ǘƻ ƪŜŜǇ ǳǇ ǿƛǘƘ ŘŜƳŀƴŘ ƛǎ 

both causing and reinforcing patterns of social injustice. High prices are making it increasingly difficult 

for essential workers in the public and private sectors to live in London, and for people who depend on 

ōŜƴŜŦƛǘǎ ǘƻ ƳƻǾŜ ƛƴǘƻ ǿƻǊƪΦ ¢Ƙƛǎ ƛǎ ƘŀǾƛƴƎ ŀ ŘƛǎǘƻǊǘƛƴƎ ŜŦŦŜŎǘ ƻƴ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳȅΦ DǊƻǿǘƘ Ƙŀǎ ŀƭǎo 

ŜȄŀŎŜǊōŀǘŜŘ ƻǘƘŜǊ ǇǊƻōƭŜƳǎ ƛƳǇŀŎǘƛƴƎ ƻƴ ǘƘŜ ŎƛǘȅΩǎ ŜŎƻƴƻƳƛŎ ǎǳŎŎŜǎǎΣ ŦƻǊ ŜȄŀƳǇƭŜΣ ƛƴŀŎŎŜǎǎƛōƭŜ 
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transport systems and buildings, and barriers to economic engagement, such as lack of affordable 

childcare facilities. 

2.70 In response, it argues that new jobs and housing need to be supported by sufficient, and appropriate, 

social infrastructure. It is also important to take account of the infrastructural needs of particular 

groups, such as the Asian community, the Irish community, disabled people or new migrant workers. 

2.71 Finally, it states that although there will be a tension between particular uses of land, experience shows 

that other properly located uses, such as housing, are not necessarily the enemy of jobs and economic 

development. There is a clear link between some places becoming more residential and employment 

growth, particularly in town centres. It is also important to bear in mind the scope for including 

appropriate employment-generating uses as part of higher-density, mixed use developments. 

The East London sub-region 

2.72 The East London sub-region comprises the eight boroughs of: Barking & Dagenham, City of London, 

Hackney, Havering, Newham, Redbridge, Tower Hamlets and Waltham Forest. The eight local 

authorities differ greatly from one another in their profiles with contrasting levels of size, wealth, 

housing needs, ethnicity, tenure split, development opportunities and political traditions. Extremes of 

wealth and deprivation exist in each of the eight boroughs. The sub-region experiences high levels of 

homeless demand and increasingly unaffordable housing markets. Out of the eight boroughs of East 

London, The London Borough of Newham has the highest proportion of BME. 

2.73 The East London Sub regional Housing Strategy 2005-2010 highlights the stark differences between the 

East London boroughs. It states that the smallest partner, the Corporation of London, is one of the 

ǿƻǊƭŘΩǎ ƎǊŜŀǘ ŦƛƴŀƴŎƛŀƭ ŎŜƴǘǊŜǎ ŀƴŘ ǿƘƻǎŜ ƭƻǿ ƭŜǾŜƭ ƻŦ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ǇǊƛƳŀǊƛƭȅ ōŀǎŜŘ ƛƴ ǎǳǊǊƻǳƴŘƛƴƎ 

authorities. This contrasts greatly with its nearest sub-regional neighbours, Tower Hamlets, Hackney 

and Newham who have the highest levels of need, social housing and the most diverse populations. 

The outer lying boroughs have relatively less social housing and lower but not insignificant levels of 

need.  

2.74 The sub-ǊŜƎƛƻƴ Ŏƻƴǘŀƛƴǎ ǎŜǾŜǊŀƭ ŘƛŦŦŜǊŜƴǘ ΨƘƻǳǎƛƴƎ ƳŀǊƪŜǘǎΩ ς LB Hackney, Newham and Tower Hamlets 

markets have substantially more social housing than other Boroughs, but also have pockets of 

expensive owner occupied housing with much new luxury development set in docklands. Havering, 

Redbridge and Waltham Forest have greater concentrations of owner occupation whilst the City of 

London is characterised by its office development. 

  



Newham Housing Market Assessment 2010  

 

  
Page 22 

 
  

2.75 In terms of developing new major sites for housing, the strategy strongly advocates ensuring the 

necessary infrastructure is put in place to support new housing. Only building at higher densities can 

ensure enough quality, a critical mass of people and services, environmental protection and sufficient 

value to generate investment in the infrastructure and develop links into existing communities. It 

argues that evidence of this approach is emerging in the major developments taking place in the 

Royal Docks, on the Isle of Dogs and those planned for the Lower Lea Valley, M11 corridor and 

Stratford Railway Yards. Lessons learnt from these projects will need to be applied to the schemes on 

Barking Riverside and London Riverside. 

2.76 !ŎŎƻǊŘƛƴƎ ǘƻ ǘƘŜ ǎǘǊŀǘŜƎȅΣ 9ŀǎǘ [ƻƴŘƻƴΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ŦŀŎŜǎ ŎƻƴǎƛŘŜǊŀōƭŜ ŘƛŦŦƛŎǳƭǘƛŜǎΦ [ŜǾŜƭǎ ƻŦ 

overcrowding in east London are higher than for London as a whole (8.4% of all households compared 

to 6.8%). Tower Hamlets, Newham and Hackney have the highest levels of severe overcrowding 

(more than 1.5 persons per room). Overcrowding is greatest amongst BME communities: Bangladeshi 

(36.5%), Pakistani (29.6%) and Black/Black British African (20.1%). 

2.77 Several thousand families have been placed in temporary accommodation by boroughs across the 

sub-region and this has risen dramatically in recent years. The homelessness pressure is highest in 

Newham, Tower Hamlets, Hackney, and Redbridge. However use of bed and breakfast is low 

throughout the sub-region. 

2.78 Similar to overcrowding, BME households in some boroughs are disproportionately represented 

amongst those accepted as homeless e.g. forming around 85% of acceptances in Hackney. This in part 

reflects the fact that family-sized private accommodation is more expensive and BME households are 

more likely to have dependent children present, a major group protected by the legislation.  

2.79 The acute shortage of housing in the sub-region is demonstrated by the increasing numbers of 

families placed in temporary accommodation across all boroughs in the subregion. Numbers have 

risen dramatically over the past 4 years, and meetiƴƎ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ǘŀǊƎŜǘ ƻŦ ƘŀƭǾƛƴƎ ǘƘŜ ƴǳƳōŜǊǎ 

of households in temporary accommodation by 2010 will represent a major challenge in the sub-

region. 

2.80 CƛƴŀƭƭȅΣ ǘƘŜ ǎǘǊŀǘŜƎȅ ǎǘŀǘŜǎ ǘƘŀǘ ǘƘǊŜŜ ƻŦ 9ŀǎǘ [ƻƴŘƻƴΩǎ .ƻǊƻǳƎƘǎ όbŜǿƘŀƳΣ ¢ƻǿŜǊ IŀƳƭŜǘǎ ŀƴŘ 

Hackney) will be closely involved in the development of the infrastructure to support the 2012 

Olympic Games. It concludes that the impact of hosting the games on local housing markets and 

development opportunities will be need to be assessed and the sub-region will need to be fully 

involved with partner organisations in the development of plans as they emerge for the delivery of 

this major project (the impact of the Olympic Games on LB Newham is discussed in more detail in 

section below entitled The Olympic Games 2012 and Regeneration). 

LB of Newham: Profile and local policy context  

2.81 The following section examines the housing, community and economic policies of the London Borough 

of Newham in relation to the key themes and issues discussed in the national and regional policy 

sections above. 

The Borough  
 
2.82 Newham is situated five miles east of the City of London. It is bounded by the River Thames in the 

south, by the River Lea in the west, the River Roding in the east and Wanstead Flats in the north.  
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2.83 Historically, the area now defined as Newham originated as a cluster of villages, growing significantly in 

the 19th century as the railways and docks expanded. During this period Newham was colonised by 

numerous noxious industries and public utilities which sought to avoid the controls of the then County 

of London, which it lay just beyond. Accompanying this came significant levels of cheap workers' 

housing, such that most of the Borough with the exception of Beckton Marshes, was intensively 

developed by the 1920s, when the population peaked. 

2.84 The post-war period saw further significant development as part of Council reconstruction and 

redevelopment programmes, when over 30,000 new dwellings were built, replacing large swathes of 

earlier stock. However, population declined sharply into the 1980s, reflecting changes in the economy 

which resulted in major industrial decline locally without an equivalent growth in new economic 

sectors. This has left the area with a significant legacy of vacant, under-utilised, derelict and 

contaminated land particularly in the south and west of the Borough. This is however well-located in 

relation to transport and environmental infrastructure, making it ripe for redevelopment. For this 

reason it has been termed the 'Arc of Opportunity'. 

2.85 Nonetheless, the majority of the borough continues to be covered by 19th and 20th century housing 

stock, interspersed with municipal parks and recreational land but housing the population at relatively 

high densities. Such housing is relatively inexpensive, and as such continues to be an attraction for 

international migrants seeking to establish themselves, who sustain the area's distinctive ethnic 

diversity, high fertility rate and youthful population structure. 

2.86 Newham has a long history of immigrants, including Indians, Chinese, Africans, Jews Irish and Italians. It 

now has one of the most diverse populations in the country. It has the youngest and most diverse 

population in the UK. More than 40 per cent of the 246,000 people in Newham are under 25 years old 

and more than 100 languages are spoken locally ς from Albanian to Zhuang. The population has 

increased by 33,100 since the 1991 census to 249,400 at the 2001 census. Almost two-thirds (61%) of 

the population is made up of people from a non-white ethnic group. 

2.87 In 2009 the social rented sector comprised a total of approximately 31,300 homes, of which 13,600 

homes were let by RSLs. As at April 2010, there were 36,113 ƘƻǳǎŜƘƻƭŘǎ ƻƴ ǘƘŜ ŎƻǳƴŎƛƭΩǎ ǿŀƛǘƛƴƎ ƭƛǎǘ 

and transfer list.  

2.88 The Council has entered into a management agreement which expires March 2011, after which the day 

to day running of its social housing properties will be transferred to Newham Homes, an Arms Length 

Management Organisation (ALMO) set up to manage and improve council housing across Newham. 

They will manage approximately 16,000 properties for the council and 5,500 leaseholder properties. 

2.89 The Borough is at the centre of London's plans for the 2012 Olympics. The Games will see an 80,000 

seat stadium built in Stratford which will also be at the heart of a prestigious new development, 

comprising 5,700 new homes, nearly half a million square metres of office space, hotels, schools and a 

shopping centre. 

2.90 The new development will result in one of the largest mixed-use developments in the UK. Covering 

seventy-three hectares of largely derelict land, the next fifteen years will see the creation of a new 

£4bn metropolitan centre, with more than a hundred shops, three department stores, cafés, schools, 

hotels, parks and health centres. There will be a new, high quality commercial district with landmark 

towers and new leisure facilities.  
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The Mayoral Policy: Housing  
 

2.91 This document sets out the NeǿƘŀƳ aŀȅƻǊΩǎ tƻƭƛŎȅ ŀǎǇƛǊŀǘƛƻƴǎ and is produced verbatim below. 

2.92 Newham residents deserve access to high quality, affordable housing, including family housing, 

whether they are renting in the social sector or private sector, or want to own their own home.  

2.93 People in Newham have to wait too long for social housing and I want us to build more homes to 

ensure vulnerable people ƘŀǾŜ ŀŎŎŜǎǎ ǘƻ ƘƻǳǎƛƴƎΦ  .ǳǘ ƛǘΩǎ ǘƛƳŜ ǿŜ ƭƻƻƪŜŘ ōŜȅƻƴŘ Ƨǳǎǘ ǎƻŎƛŀƭ ƘƻǳǎƛƴƎ ŀǎ 

an option for our residents. Our housing strategy will step up regulation of the private sector 

neighbourhoods and I want to see more affordable housing options like low cost home ownership 

particularly for hard working people on low wages.  

2.94 bŜǿƘŀƳ Ƙŀǎ ŀ ƭƻƴƎ ƘƛǎǘƻǊȅ ƻŦ ǿŜƭŎƻƳƛƴƎ ƴŜǿ ŎƻƳƳǳƴƛǘƛŜǎ ŀƴŘ ǿŜΩǊŜ ǇǊƻǳŘ ƻŦ ǘƘŜ ǾƛōǊŀƴŎȅ ƻŦ ƻǳǊ 

community. But the high level of inward migration and the relatively cheap rents of East London mean 

that lots of people pass through rather than setting down roots. We want to stabilise our community so 

that we can ensure people stay and bring up their families here.  

Mixed Communities 

2.95 Residents tell us that the diversity of the area is one of the best things about Newham. Our residents 

enjoy mixing with people from different backgrounds and I want to help that to happen. I believe 

communities should be mixed by class, tenure and ethnicity; people from different backgrounds should 

meet and share experiences not be clustered alongside others like themselves. 

2.96 At the moment the way social housing is laid out means people are bunched together on the basis of 

ǘƘŜƛǊ ƛƴŎƻƳŜ ƛƴǘƻ ǎǇŜŎƛŦƛŎ ŀǊŜŀǎΦ ¢ƻ ŎǊŜŀǘŜ ŀ ōŜǘǘŜǊ ōŀƭŀƴŎŜΣ LΩƳ ǘǊȅƛƴƎ ǘƻ ŦƛƴŘ ǿŀȅǎ ǘƻ ǎƘŀǇŜ ǘƘŜ market, 

for example buying properties for use as social homes in areas that have mostly privately-owned 

homes and creating equity-ǎƘŀǊŜ ƘƻƳŜǎ ǿƘŜǊŜ ǎƻŎƛŀƭ ƘƻǳǎƛƴƎ ŘƻƳƛƴŀǘŜǎΦ /ƻƳƳǳƴƛǘƛŜǎ ŀǊŜƴΩǘ ŀōƻǳǘ 

ōǳƛƭŘƛƴƎǎ ōǳǘ ǇŜƻǇƭŜ ǎƻ LΩƳ ŀƭǎƻ ǘǊȅƛƴƎ ǘƻ ŜƴǎǳǊŜ ǎƻŎƛŀƭ housing is made available to those looking for 

work or already working not just the most needy and that a wider group of residents are helped to get 

a foot on the housing ladder. 

Building Quality Neighbourhoods  

2.97 The people of Newham are committed to our community and we will support that by building quality 

neighbourhoods, where people choose to live, work and stay. That means access to high quality 

amenities, good transport links and a thriving local economy with jobs for local people. 

2.98 Our homes are central to our family life, so all housing in Newham should be high quality no matter 

what tenure a person is living in. We will continue to improve the quality of our housing even once the 

ƴŀǘƛƻƴŀƭ 5ŜŎŜƴǘ IƻƳŜǎ ǇǊƻƎǊŀƳƳŜ ŎƻƳŜǎ ǘƻ ŀƴ ŜƴŘΣ ōǳǘ LΩƳ ǇŀǊǘƛŎǳƭŀǊƭȅ Ŏƻncerned about the quality 

of housing in the private rented sector.  

2.99 My Neighbourhood Improvement Zone in Little Ilford has made a real difference to the feel of the place 

by using our powers over planning and standards to crack down on rogue landlords, like those who 

illegally divide family homes into bed-sits. This approach of targeting resources on an area, improving 

ǘƘŜ ǉǳŀƭƛǘȅ ŀƴŘ ƳŀƴŀƎŜƳŜƴǘ ƻŦ ǘƘŜ ǇǊƛǾŀǘŜ ǊŜƴǘŜŘ ǎŜŎǘƻǊ ŀƴŘ ƳŀƪƛƴƎ ǘƘŜǎŜ ƴŜǿ ǎǘŀƴŘŀǊŘǎ ΨōǳǎƛƴŜǎǎ ŀǎ 

ǳǎǳŀƭΩ ƛǎ ǿƻǊƪƛƴƎΦ  LΩƭƭ ōǳƛƭŘ ƻƴ ǘƘƛǎ ŀpproach by extending it other parts of the borough to continue to 
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drive out dodgy landlords who exploit tenants, and damage local neighbourhoods. By focusing 

resources on hotspots like this we can change areas for the better, for good.  

2.100 We will improve energy efficiency in new and existing homes so that we tackle fuel poverty and energy 

waste. And we will make sure that elderly and vulnerable residents have a warm place to go during the 

winter.  

Housing for opportunity 

2.101 Housing is about more than meeting housing need. I want to concentrate on how housing is connected 

ǘƻ ƻǳǊ ǊŜǎƛŘŜƴǘǎΩ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀƴŘ ŀƳōƛǘƛƻƴǎΦ  

2.102 More and more unemployed people are living in social housing. We have learnt the lessons from the 

past and now realise that housing can support peoǇƭŜΩǎ ŀƳōƛǘƛƻƴǎ ōǳǘ ƛǘ Ŏŀƴ ŀƭǎƻ ŘŜǎǘǊƻȅ ǘƘŜƳΦ hǳǊ 

ƘƻǳǎƛƴƎ ǇƻƭƛŎȅ ǿƛƭƭ ōŜ ŀōƻǳǘ ǎǳǇǇƻǊǘƛƴƎ ǇŜƻǇƭŜΩǎ ŀƳōƛǘƛƻƴǎΦ L ǿŀƴǘ ǘƻ ŜȄǇƭƻǊŜ ǿŀȅǎ ƻŦ ƎƛǾƛƴƎ ǇǊƛƻǊƛǘȅ ǘƻ 

people who actively seek, find and keep work. Residents in low-paid employment deserve our support. 

We must find ways to end the race to the bottom where improving your situation and finding work are 

ǇǳƴƛǎƘŜŘ ōȅ ƎŜǘǘƛƴƎ ǇǳǎƘŜŘ Řƻǿƴ ǘƘŜ ǿŀƛǘƛƴƎ ƭƛǎǘ ŦƻǊ ŀ ǉǳŀƭƛǘȅ ƘƻƳŜΦ Lǘ ƛǎ Ǿƛǘŀƭ ǘƘŀǘ ƻǳǊ ǊŜǎƛŘŜƴǘǎΩ 

increasing aspirations lead them to live, work and stay ƛƴ ǘƘŜ ōƻǊƻǳƎƘ ǊŀǘƘŜǊ ǘƘŀƴ άƳƻǾƛƴƎ ƻǳǘ ǘƻ ƳƻǾŜ 

ǳǇέΦ  

 
Creating a Fair and Transparent System  

2.103 {ƻŎƛŀƭ ƘƻǳǎƛƴƎ ƛǎƴΩǘ ǘƘŜ ƻƴƭȅ ǎŜŎǳǊŜΣ ƘƛƎƘ ǉǳŀƭƛǘȅ ƘƻǳǎƛƴƎ ƻǇǘƛƻƴ ŀƴŘ ǘƘŀǘΩǎ ǿƘȅ L ǿŀƴǘ ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜ 

size and quality of the private-rented sector and support residents who decide to rent privately. But we 

will also make sure that the way we allocate the social housing available is transparent and fair. Our 

ŀƭƭƻŎŀǘƛƻƴǎ ǇƻƭƛŎȅ ǿƛƭƭ ōŜ ōŀǎŜŘ ƻƴ ǘƛƳŜ ƻƴ ǘƘŜ ǿŀƛǘƛƴƎ ƭƛǎǘΦ LǘΩǎ ƛƳǇƻǊǘŀƴǘ ǘƘƻǳƎƘ ǘƘŀǘ ǘƘŜ ƘƻǳǎƛƴƎ 

waiting list does not punish those who strive to improve their situation so we will look at how we can 

ǊŜŎƻƎƴƛǎŜ ǘƘŜ ŜŦŦƻǊǘǎ ƻŦ ǘƘƻǎŜ ǿƘƻ ŎƻƴǘǊƛōǳǘŜ ǘƻ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ǿƘŜǘƘŜǊ ǘƘŀǘΩǎ ǘƘǊƻǳƎƘ ŦƻǎǘŜǊƛƴƎ 

children in need or seeking paid employment.  

Increasing Supply in the Community 

 
2.104 I want to buy up more private street properties and provide opportunities for people to buy their own 

home with us through shared equity. Unlike the Right to Buy scheme ς which failed to reinvest in 

housing for future generations ς we will be working under the principle that any profits will be recycled 

back into providing more quality homes. This will help us to deliver high quality, mixed housing 

ŘŜǇŜƴŘƛƴƎ ƻƴ ƻǳǊ ǊŜǎƛŘŜƴǘǎΩ ƴŜŜŘǎ ŀƴŘ ƛǎ ǳƴŘŜǊǇƛƴƴŜŘ ōȅ ŦŀƛǊƴŜǎǎΦ aŀƪƛƴƎ ǘƘŜ Ƴƻǎǘ ƻŦ ƻǳǊ Ǌesources 

means creating more 3 bedroom properties to allow as many families as possible access to high quality 

homes. 

2.105 When we build new housing we try our best to reserve it for our residents. But we cannot build 

ourselves out of our housing problems. We must get the most possible out of our current stock for 

example by opening up 3 bedroom homes with only 1 or 2 people living in them to larger families.  

2.106 Residents tell me that they like Newham. They enjoy the diversity of the place and its people. Too often 

though the shortage of homes and the way social housing has worked in the past mean that when 

people are successful they move on and the poor are left behind. We must give people the choices and 
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quality homes that will drive aspiration and opportunity and make people choose to work and raise 

their families here in Newham.  

Newham Sustainable Community Strategy (2010-2030)Τ ΨMaking Newham a place where people choose to 

live, work and stayΩ 

2.107 bŜǿƘŀƳΩǎ {ǳǎǘŀƛƴŀōƭŜ /ƻƳƳǳƴƛǘȅ {ǘǊŀǘŜƎȅ ƻǳǘƭƛƴŜǎ ǘƘŜ Ǿƛǎƛƻƴ ŦƻǊ ǘƘŜ borough;   

ΨBy 2030, we fully expect Newham to be recognised across Europe as a leading economic and 

residential district of London. Newham will be known as a prosperous and forward looking 

borough, synonymous with health, opportunity, and sustainable employmentΩ 

2.108 Lǘ ƴƻǘŜǎ ǘƘŀǘ [ƻƴŘƻƴ ƛǎ ΨƳƻǾƛƴƎ ŜŀǎǘΩ ŀǘ ŀƴ ŀŎŎŜƭŜǊŀǘŜŘ ǇŀŎŜ ŀƴŘ ǘƘŀǘ ƭŀǊƎŜ ǎŎŀƭŜ ǊŜƎŜƴŜǊŀǘƛƻƴ ƛǎ 

focussed upon the Olympic Park and Stratford City in the North of the borough, down through the 

regeneration of Canning Town, Custom House and the Royal Docks.  

2.109  The strategy states that the key principles of the approach to achieving the vision are: 

Á Building personal and economic capacity; 

Á Trust and fairness; 

Á Connecting people; 

2.110 Based upon public consultation the strategy states the priorities within the themes of living here, 

building community and building the future.   

Living here 

Safer Newham 

2.111 Here the aim is to achieve a safer Newham and a more cohesive community.  The strategy seeks to 

reward good citizenship as a means of ensuring that good and lawful behaviour is a value shared 

throughout the community.  

Cleaner greener Newham 

2.112 ¢Ƙƛǎ ƛǎ ƻƴŜ ƻŦ ǊŜǎƛŘŜƴǘǎΩ ǘƻǇ ǇǊƛƻǊƛǘƛŜǎΦ  tǊƻǇƻǎŀƭǎ ƛƴŎƭǳŘŜ ƛƳǇǊƻǾƛƴƎ ǎǘǊŜŜǘ ŎƭŜŀƴƭƛƴŜǎǎΣ ǿƻǊƪƛƴƎ ǘƻ 

reduce fly tipping and its causes as well as addressing poor living conditions.  The Olympic Park will 

contribute to the aim of providing more green space.  

Building community:  

2.113 The building community theme is especially relevant to this study; 

Á Housing Newham 

2.114 The aim of the strategy is to ensure that Newham has the housing to enable people to stay in the 

borough as their circumstances change.  There is an emphasis on the quality of housing and a link to 

tackling worklessness.  A further aim is that housing growth must be balanced, sustainable and 

earmarked for local people. 

Á Active and connected Newham 
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2.115 The strategy attaches value to bringing people together in order to dissolve prejudice, build a sense of 

community and prevent social exclusion.   

Building the future 

Young Newham 

2.116 IŜǊŜ ƛƳǇǊƻǾƛƴƎ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ƻŦ bŜǿƘŀƳΩǎ ȅƻǳƴƎŜǊ Ǉeople is addressed.  Measures include challenging 

performance, improving facilities and expanding after schools activities, investing in buildings and 

services to improve childcare, healthy eating, advice, support and education.  Further there are plans to 

ōƻƭǎǘŜǊ ŎƘƛƭŘ ǎŀŦŜǘȅΣ ǘŀŎƪƭŜ ŎƘƛƭŘ ǇƻǾŜǊǘȅ ŀƴŘ ǇǊƻƳƻǘƛƴƎ ŎƛǾƛŎ ǇŀǊǘƛŎƛǇŀǘƛƻƴ ƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦ bŜǿƘŀƳΩǎ 

Young Mayor and Youth Council are noteworthy. 

Ambitious Newham 

2.117 The strategy recognises that helping people to find work and helping people out of benefits 

strengthens communities, gives people economic capacity and builds personal responsibility.  The 

ǎǘǊŀǘŜƎȅ ŎƛǘŜǎ ǘƘŜ ƛƳǇƻǊǘŀƴŎŜ ƻŦ ƛƴƛǘƛŀǘƛǾŜǎ ǎǳŎƘ ŀǎ ǘƘŜ ²ƻǊƪǇƭŀŎŜ ǇǊƻƎǊŀƳƳŜ ŀƴŘ ¢ƘŜ aŀȅƻǊΩǎ 

Employment Project.  The aim is to ensure that training and skills development enables residents to 

access jobs both in the borough and across the wealth of opportunities in London and the Thames 

Gateway. 

Healthy Newham 

2.118 bŜǿƘŀƳΩǎ ŀƛƳ ƛǎ ǘƻ ǊŜŘǳŎŜ ƘŜŀƭǘƘ ƛƴŜǉǳŀƭƛǘƛŜǎ ŀƴŘ ǘƘŀǘ ǘƘŜ ƘŜŀƭǘƘ ƻŦ ŀƭƭ bŜǿƘŀƳΩǎ ǊŜǎƛŘŜƴǘǎ ǿƛƭƭ 

become better than other Londoners by 2020.  The quality of services which affect health will be as 

good as anywhere in the country by 2012.  The strategy notes the links between good health, 

employment and an active lifestyle. 

Core Strategy ς Issues and Options 

2.119 The Council undertook a six week consultation on its Core Strategy Issues and Options between 15 

February 2008 and 28 March 2008, during which time exhibitions were held across the Borough. The 

consultation sought views on what are the most important issues for the Borough and presented three 

options for Newham with the main aim of achieving the right balance between homes, jobs and open 

spaces in order to create healthy communities with the best possible quality of life for everyone. 

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

Á ±ƛǎƛƻƴ hƴŜΥ .ȅ нлнсΣ bŜǿƘŀƳ ǿƛƭƭ ōŜ [ƻƴŘƻƴΩǎ ǇǊƛƳŜ ōǳǎƛƴŜǎǎ ƭƻŎŀǘƛƻƴ ǿƛǘƘ ŀ ŘƛǾŜǊǎŜ 

economic base and a wealth of jobs and opportunities for enterprise; 

Á Vision Two: By 2026, Newham will be redefined as an exciting, diverse and vibrant borough, 

whose strengths lie in strong centres at Stratford, Canning Town and East Ham and its 

sustainable mixed neighbourhoods; 

Á Vision Three: By 2026, Newham will be a great place to live, especially with a young and diverse 

population within the Thames Gateway; 

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

Á Housing Led 

Á Employment Led  
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Á A combination of Employment and Housing objectives   

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

Newham Corporate Plan 2009/10 

 
2.123 bŜǿƘŀƳΩǎ /ƻǊǇƻǊŀǘŜ tƭŀƴ ǎŜǘǎ ƻǳǘ ƛǘǎ ǎǘǊŀǘŜƎƛŎ ŘƛǊŜŎǘƛƻƴ ŀƴŘ Ƙƻǿ ƛǘ ǿƛƭƭ ƳƻǾŜ ŦƻǊǿŀǊŘ ǘƻ ŀŎƘƛŜǾŜ ǘƘŜ 

visions contained within its Community Strategy. The plan aims to deliver a Borough;  

Á which is attractive, clean and well maintained;  

Á which is safe and where people feel safer;  

Á where young people are healthy, educated, safe, have high aspirations for employment and 

good self-esteem;  

Á where the diversity of its people is celebrated, where people live harmoniously, respect each 

other and play a full part in the life of their community;  

Á which is thriving economically and socially and where all people share in the growing 

prosperity;  

Á where health and wellbeing and the quality of housing continues to improve, where people are 

active, have greater independence and where the most vulnerable are supported.  

2.124 The Corporate Plan suggests that these aims reflect concerns expressed by local residents in 

consultation and resŜŀǊŎƘΦ ¢ƘŜȅ ŀŎǘ ŀǎ ŀ ƪŜȅ ǊŜŦŜǊŜƴŎŜ Ǉƻƛƴǘ ŦƻǊ ŀƭƭ ƻŦ ǘƘŜ /ƻǳƴŎƛƭΩǎ Ǉƭŀƴǎ ŀǎ ǿŜƭƭ ŀǎ 

those developed in wider partnerships such as the Community Strategy, which is led by the Local 

{ǘǊŀǘŜƎƛŎ tŀǊǘƴŜǊǎƘƛǇΦ ²ƛǘƘƛƴ ǘƘŜ Ψ.ŜǘǘŜǊ ŜƴǾƛǊƻƴƳŜƴǘ ŦƻǊ ŀƭƭΩ ǘƘŜƳŜ ƛƴ ǘƘŜ [ocal Areas Agreement 

(LAA), meeting the Decent Homes Standard by 2010 is a mandatory floor target. Many of the aims link 

ǎǘǊƻƴƎƭȅ ǘƘǊƻǳƎƘ ŦǊƻƳ ǘƘŜ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅκIw! .ǳǎƛƴŜǎǎ tƭŀƴ ǘƻ ǘƘŜ /ƻǳƴŎƛƭΩǎ /ƻǊǇƻǊŀǘŜ tƭŀƴ ŀƴŘ 

bŜǿƘŀƳΩǎ /ƻƳƳǳƴƛǘȅ {ǘǊŀǘŜƎȅΦ CƻǊ ŜȄŀƳǇle, improving quality of housing is being approached by: 

Á developing plans and attracting investment for maximising housing choice and promoting 

mixed tenure residential areas;  

Á providing services to support older people and vulnerable people to live independently in their 

own homes; 

Á consulting with residents and using their feedback to develop services that meet their 

aspirations, and which compare well with other local authorities; 

Á Newham Homes and other managers of Council stock are playing an important role in 

delivering the aim of making the borough attractive, clean and well-maintained, as well as 

working in partnership with others to tackle anti-social behaviour and reduce fear of crime. 

2.125 The Corporate Plan acknowledges the importance of housing to meeting its main aims and objectives. 

It states that ensuring quality affordable housing is a national issue which is particularly acute in 

London ς and that Newham is no exception. The Council is working to deliver better quality housing in 

the social rented sector and to drive up standards in the private sector. It was one of the first 

authorities to introduce Choice Based Lettings.  In partnership with Newham Homes, the Council has 

ōǊƻǳƎƘǘ нΣмср ǇǊƻǇŜǊǘƛŜǎ ǳǇ ǘƻ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ 5ŜŎŜƴǘ IƻƳŜǎ {ǘŀƴŘŀǊŘΦ .ȅ нлм0 the Council is 

aiming for over 5,000 homes to be brought up to the Standard.  

2.126 ¢ƘŜ /ƻǳƴŎƛƭΩǎ ƪŜȅ ǇǊƛƻǊƛǘȅ ƛǎ ǘƻ ǊŀƛǎŜ ǘƘŜ ǉǳŀƭƛǘȅ ƻŦ ƘƻǳǎƛƴƎ ƛƴ bŜǿƘŀƳ ŜƴǎǳǊƛƴƎ ǘƘŀǘ ǊŜǎƛŘŜƴǘǎ ƘŀǾŜ 

access to live in modern and quality homes. It will: 
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Á Invest £270m to bring over 5,000 homes up to the Decent Homes Standard by April 2010 and 

ensure all homes have been brought up to the Standard by 2012; 

Á Ensure that registered Social Landlords raise the quality of their housing stock, intervening 

where necessary; 

Á Sample check RSL properties to ensure the Decent Homes Standard has been achieved 

Á tƛƭƻǘ ŀ ΨbŜƛƎƘōƻǳǊƘƻƻŘ LƳǇǊƻǾŜƳŜƴǘ ½ƻƴŜΩΣ ǿƘƛŎƘ ǿƛƭƭ ŜƴŀōƭŜ ǘƘŜ /ƻǳƴŎƛƭ ǘƻ ǘŀƪŜ ŎƻƴŎŜƴǘǊŀǘŜŘ 

action across several different service areas in a short space of time, to tackle poorly managed 

private housing; 

Á Invest over £1m in adaptations for disabled residents in council properties each year 

Á Invest over £1.2m each year in Disabled Facilities Grants to adapt private properties for 

disabled service users. 

2.127 The Council is also keen to ensure that existing properties are used more efficiently. It aims to have 

fewer vacant properties, with less energy waste and fewer residents in temporary accommodation.  

2.128 Finally, a third key Council priority is to increase the supply of affordable housing within the Borough. 

The objective is that residents will have better access to housing that is affordable and there will be 

increased satisfaction with affordable housing. It will: 

Á Support Registered Social Landlords to buy 300 homes on the open market for affordable use 

by April 2010; 

Á Continue to support the development of low cost home ownership housing for Newham 

residents; 

Á Seek to agree an affordable new homes target with the GLA. 

bŜǿƘŀƳΩǎ IƻǳǎƛƴƎ {ǘǊŀǘŜƎȅ {ǘŀǘŜƳŜƴǘ ¦ǇŘŀǘŜ нллоκлр 
 
2.129 The last formal update of the Housing Strategy was in 2005 however this is now dated as is the subject 

of an update which is currently in draft. However, the key elements of this are likely to cover the 

following matters: 

Á Housing is integral to tackling worklessness, and  to the creation and maintenance of successful 

communities 

Á Must be mixed by class, ethnicity and tenure 

Á Fair and transparent system for allocation of social housing 

Á Private housing must have high standards, with landlords clear about their responsibilities 

Á enforcing housing and environmental standards 

Á Private housing has a key role in meeting housing need, in addition to social housing 

Á Newham plays too big a role as the entry point to the London housing market, emphasising an 

imbalance between cheap housing and the type of  good quality homes which attract people to 

live and stay 

Á ¢ƘŜǊŜ ƛǎ ŀ ƻƴŎŜ ƛƴ ŀ ƎŜƴŜǊŀǘƛƻƴ ƻǇǇƻǊǘǳƴƛǘȅ ǘƻ ǎƘƛŦǘ bŜǿƘŀƳΩǎ Ǉƻǎƛǘƛƻƴ ŦƻǊ ǘƘŜ ōŜǘǘŜǊ 

Á bŜǿƘŀƳ ƛƴǘŜƴŘǎ ǘƻ ŀŎƘƛŜǾŜ ŎƻƴǾŜǊƎŜƴŎŜ ǿƛǘƘ ǇŜƻǇƭŜΩǎ ƭƛŦŜ ŎƘŀƴŎŜǎ ƛƴ ǘƘŜ ǊŜǎǘ ƻŦ [ƻƴŘƻƴ 

Á A housing ladder that allows people to improve their position and stay within Newham 

Á A range of housing products available for people, not just small flats at high density 

 

The legacy of the Olympic Games 2012 
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2.130 This event will have a profound effect on Newham and will affect all east London Boroughs to a 

greater or lesser extent.  So it is appropriate to focus on the development and legacy planning with 

special reference to housing. 

2.131 The Olympics 2012 has led to the creation of one of the largest new urban parks in Europe for 150 

years. World class facilities for sports including athletics, cycling, hockey, swimming and tennis have 

been established.  In addition there will be homes for a new community and green spaces in and 

around the Olympic Park.  

2.132 The work can broadly be split into two phases.  The first, led by the Olympic Delivery Authority, is 

focused on the creation of the Park and the development of the venues.  The second, led by the 

London Development Agency (LDA), is focused on what the Park is used for after the Games.  The two 

are closely linked, with venues and parklands being designed with their long-term use in mind.  

2.133 The LDA played an integral part in the successful Olympic bid, and in July 2007 completed the 

successful acquisition of the land needed for the construction of the Olympic Park.  It also led the 

legacy planning for the post Games Park and the surrounding areas.  This is designed to transform one 

of London's most deprived areas through major residential, commercial, infrastructure, community 

and park development. 

2.134 In October 2009, responsibility for the master planning work for the Olympic Park and Lower Lea 

Valley was passed to the Olympic Park Legacy Company (OPLC). The OPLC was created to provide a 

focal point for securing the right expertise, accountability and leadership for the Olympic Park legacy. 

The OPLC and Housing 

2.135 New neighbourhoods will be established around the Park, each with a distinct character and a mix of 

housing sizes, ownership and rental options.  These developments will be part of much bigger change 

across the Lower Lee Valley, with new homes planned in Bromley-by-Bow, Hackney Wick, Canning 

Town and Leyton.  This is in addition to the several thousand homes already being built in and around 

Stratford many are part of the Olympic village. 

2.136 The OPLC has striven to work with local organisations and housing associations to identify innovative 

models of affordable housing, such as shared ownership, shared equity and the feasibility of 

community trusts. 

The aims of the housing development 
 

2.137 The OPLC aims to promote projects that; 

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

Á use efficient energy and green technologies; 

Á provide different types of outdoor space for families, including private, neighborhood and 

community play; 

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

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

Á create family housing that encourages stable and long lasting neighborhoods; 

Á include high quality, affordable homes for people excluded from the housing market; and  
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Á provide a choice of housing that attracts and includes established residents. 

2.138 !ƭƭ ƻŦ ǘƘŜǎŜ ŀƛƳǎ ŀǊŜ ΨƎƻƛƴƎ ǿƛǘƘ ǘƘŜ ƎǊŀƛƴΩ ƻŦ ƛǎǎǳŜǎ ƛŘŜƴǘƛŦƛŜŘ ƛƴ bŜǿƘŀƳΩǎ ŎƻǊŜ ǎǘǊŀǘŜƎȅ ŀƴŘ ǘƘŜ 

input of stakeholders during SHMA consultation.   

Triathlon homes 

2.139 After 2012 the village homes will be converted from athletes' accommodation into new homes for 

Newham and East London. There will be a mix of tenures to ensure that there are housing 

opportunities for a range of residents, particularly for people from the local area and key workers 

seeking a home in London. This will include affordable rented, intermediate rented, shared ownership 

and shared equity homes with a range of one, two, three and four-bed homes to cater for individuals, 

couples and families.  

2.140 Triathlon Homes is a joint venture company established by East Thames Group, First Base and 

Southern Housing Group to purchase, own and manage the affordable homes at Athletes' Village. Its 

aim is to create affordable, high quality homes for local people, which are intrinsic to the 

regeneration of the area and to ensure a successful legacy for Stratford and the wider East London 

community after 2012. 

2.141 Urban development and investment company First Base and housing associations Southern Housing 

Group and East Thames Group each has an equal stake in Triathlon Homes and together they have 

created an investment vehicle to facilitate the purchase of the affordable homes from the Olympic 

Delivery Authority.  

2.142 It is understood that Triathlon Homes is investing £268 million into the Athletes' Village. This includes 

a £110 million grant from the Homes and Communities Agency, £63 million of lending from Barclays 

Commercial Bank and £95 million of lending from the European Investment Bank. 

2.143 The project will deliver 2,818 homes, of which 1,379 affordable homes will be purchased, owned and 

managed by Triathlon Homes. 

Legacy Limited? Report dated 16 February 2010 

2.144 This is a report of the Economic Development, Culture, Sport and Tourism Committee of the London 

Assembly.  It assesses the challenges facing the Olympic Park Legacy Company (OPLC), the 

organisation due to take ownership of the Stratford site after the Games and responsible for 

delivering the promised improvements in housing, skills and sporting opportunities. The report 

expresses concern that much of the legacy may not benefit local people. Instead the majority of the 

opportunities may go to wealthy outsiders taking over the Stratford site. 

2.145 Key recommendations of the report are: 

¶ Ambitious targets should be set for employing local people on the park after 2012. Currently only 
4% of the construction workforce is made up of previously unemployed people from the local area. 

¶ Thousands of new homes will be built on the park - these must be suitable for, and available to, 
local people not just wealthy people moving onto the park 

¶ East London has lower levels of physical activity - the state-of-the-art sports facilities in the park 
must be made available for community use. 

http://www.firstbase.com/
http://www.shgroup.org.uk/
http://www.shgroup.org.uk/
http://www.east-thames.co.uk/
http://www.homesandcommunities.co.uk/
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2.146 There are two key passages in the report that are particularly significant to the SHMA and will be 

considered further in Section 8 of the SHMA report.  

2.147 Firstly Baroness Ford, the Chair of the Olympic Park Legacy Company, told the Committee that the 

Company would learn from the experience of previous residential developments in east London, 

particularly Canary Wharf. This development has been criticised for contributing to social polarisation, 

with affluent people moving into new housing in the area with little benefit for local people in need of 

affordable homes. 

2.148 .ŀǊƻƴŜǎǎ CƻǊŘ ŜȄǇƭŀƛƴŜŘΥ ά²Ŝ Řƻ ƴƻǘ ǿŀƴǘ ώǘƘŜ hƭȅƳǇƛŎ tŀǊƪϐ ǘƻ ǘǳǊƴ ƛƴǘƻ ǎƻƳŜǘƘƛƴƎ ƭƛƪŜ /ŀƴŀǊȅ 

Wharf where it is extremely successful within certain confines, but as soon as you cross the road none 

of that wealth creation spills out the way you would hope it would. So we are very, very alive to the 

ŦŀŎǘ ǘƘŀǘ ŀ ōƛƎ Ǌƛǎƪ ƘŜǊŜ ǿƻǳƭŘ ōŜ ǘƘŀǘ ȅƻǳ ŎǊŜŀǘŜ ǎƻƳŜǘƘƛƴƎ ǿƛǘƘƛƴ ǘƘŜ tŀǊƪ ǘƘŀǘ ǿŀǎΧ ƴƻǘ ǇǊƻŘǳŎƛƴƎ 

ǘƘŜ ǘȅǇŜ ƻŦ ƘƻǳǎƛƴƎ ǇǊƻŘǳŎǘ ǘƘŀǘ ǿŀǎ ŀŦŦƻǊŘŀōƭŜ ŀƴŘ ŀŎŎŜǎǎƛōƭŜ ŦƻǊ ƭƻŎŀƭ ǇŜƻǇƭŜΦέ 

2.149 Secondly the report of the committee cites evidence that lessons from previous Games can inform 

how the new housing is developed on the Olympic Park.  A report in 2008 from the New Economics 

Foundation and Community Links argued that in Olympic housing development there was a risk that: 

άƭƻŎŀƭ ǇŜƻǇƭŜ ǿƘƻ ŘƻƴΩǘ ƻǿƴ ǘƘŜƛǊ ƻǿƴ ƘƻƳŜǎ ŀǊŜ ǇǊƛŎŜŘ ƻǳǘ ƻŦ ǘƘŜ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ōŜŎŀǳǎŜ 

ƎŜƴǘǊƛŦƛŎŀǘƛƻƴ ƛƴŦƭŀǘŜǎ ǘƘŜ Ŏƻǎǘ ƻŦ ƭƛǾƛƴƎ ǿŜƭƭ ŀōƻǾŜ ǘƘŜƛǊ ƛƴŎƻƳŜ ƭŜǾŜƭǎέΦ 

2.150 This was also a consequence of the Atlanta Games in 1996, as discussed in the review of previous host 

ŎƛǘƛŜǎ ŎƻƳƳƛǎǎƛƻƴŜŘ ōȅ ǘƘŜ /ƻƳƳƛǘǘŜŜΦ Lƴ !ǘƭŀƴǘŀΣ ƴŜǿ ƘƻǳǎƛƴƎ ǿŀǎ ŘŜǾŜƭƻǇŜŘ ƛƴ ǎŜǾŜƴ ΨhƭȅƳǇƛŎ 

wƛƴƎΩ ƴŜƛƎƘōƻǳǊƘƻƻŘǎΣ ƛƴ ŀǊŜŀǎ ǘƘŀǘ ƘŀŘ ƭŀǊƎŜƭȅ ƘƻǳǎŜŘ ǇƻƻǊ !ŦǊƛŎŀƴ- American communities before 

the Games. After the Games, residential development prioritised commercial over social gains. This 

led to existing communities being displaced by more affluent residents moving into the area. 
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Summary 

Á This chapter has examined national, regional and local housing and planning policies. Such polices emphasise the 

importance of sustainability and the need to consider housing policy alongside other issues such as the economy, 

transport and the environment. It also emphasises the important role that housing policy has in improving social cohesion. 

Á At regional level, the election of a new mayor, the publication of the draft London Housing Strategy (May 2009), and the 

latest draft of the London Plan (October 2009), have important implications for housing policy. The London Plan 

ǊŜŎƻƎƴƛǎŜǎ ǘƘŀǘ [ƻƴŘƻƴΩǎ ŜŎƻƴƻƳƛŎ ƎǊƻǿǘƘ ŘŜǇŜƴŘǎ ƘŜŀǾƛƭȅ ƻƴ ŀƴ ŜŦŦƛŎƛŜƴǘ ƭŀōƻǳǊ ƳŀǊƪŜǘ ŀƴŘ ǘƘƛǎ ƛƴ ǘǳǊƴ ǊŜǉǳƛǊŜǎ 

adequate housing provision to sustain it.  

Á The East London housing sub-market is one of contrasts. Although some areas such as the City of London are affluent, it 

also contains many areas of poor housing and social deprivation. The key factor connecting all local housing markets 

remains housing affordability. All local authorities will need to undertake a step change in affordable housing output if 

affordability is not to worsen. 

Á Newham is one of the most deprived Boroughs within the sub region. It contains a young and ethnically diverse 

population many of whom face issues around health, education or employment. The number of households within 

Newham is likely to increase substantially over the next 10 years placing further demands on the local housing market. 

Á The Borough contains large areas of vacant, under-utilised, derelict and contaminated land particularly in the South and 

West of the Borough. This is however well-located in relation to transport and environmental infrastructure, making it ripe 

for redevelopment.  

Á In response, the Council has initiated a wide range of regeneration policies. In particular, it is taking advantage of the 

financial, social and environmental benefits that the London 2012 Olympics are bringing to the Borough. The three spatial 

options that the Council is considering all involve the creation of a substantial number of new homes and jobs. The Council 

(through Newham Homes) is also well progressed in its Decent Homes programme. 

Á Lastly, it is apparent that, to varying extents, local housing policies reflect the key issues of sustainability and cohesion. As 

ǎǳŎƘΣ bŜǿƘŀƳΩǎ ƘƻǳǎƛƴƎ ǇƻƭƛŎƛŜǎ ŀǊe well integrated with relevant policies such as economic, transport, health and 

education.  

 



Section 3: Identifying Housing Markets in East London 

and Newham 

Housing Sub-Markets 

3.1 A key objective of an SHMA is to understand the operation of the housing markets within the study.  

This in turn requires an identification of the boundaries of the housing market(s).  

3.2 Within London, it is plausible to argue that the whole of Greater London forms a self-contained housing 

market.  On this basis the Greater London Authority commissioned a SHMA to cover the whole of 

Greater London.  

3.3 However, it is also possible to argue that there are distinct housing markets operating within London.  

This section explores how it may be possible to identify these housing markets and the implications for 

East London and Newham.   

Housing Sub-Markets in the East London Sub-Region 

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

documents: 

Á Planning Policy Statement 3 (PPS3): this identifies Housing Market Areas as being geographical 

areas defined by household demand and preferences for housing.  They reflect the key 

functional linkages between places where people live and work. 

Á CLG Guidance: In March 2007, the Department for Communities and Local Government (CLG) 

ƛǎǎǳŜŘ ŀƴ !ŘǾƛŎŜ bƻǘŜ ƻƴ άLŘŜƴǘƛŦȅƛƴƎ ǎǳō-ǊŜƎƛƻƴŀƭ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ŀǊŜŀǎέΦ  ¢Ƙƛǎ ƴƻǘŜ 

recognised that local authorities in several regions had already developed approaches to 

defining sub-regional housing market areas and it therefore sought to identify emerging good 

practice. 

3.5 The study also considers: 

Á  working geographies for the analysis of housing markets (at local level and beyond);  

Á looking beyond the boundaries of Newham where appropriate. 

Sources of Information and Approach 

3.6 The CLG advice note identifies three sources of information which help to evidence local housing sub-

markets, namely: 

Á House prices and rates of change in house prices, which reflect household demand and 

preferences for different sizes and types of housing in different locations; 

Á Household migration and search patterns, reflecting preferences and the trade-offs made when 

choosing housing with different characteristics; and 

Á Contextual data, such as travel to work areas, which reflect the functional relationships 

between places where people work and live. 
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3.7 These methods identified for defining housing market areas can be sub-divided into two broad 

approaches: 

Á The first approach seeks to identify and group together areas with similar characteristics;  

Á The second approach seeks to identify and group together areas which show a degree of self-

containment (in terms of either migration and/or employment patterns). 

Identifying and Grouping Areas with Similar Characteristics 

3.8 Classifying sub-markets using the first approach will tend to yield a larger number of small areas, but 

each area will tend to have residents with similar characteristics.  If such characteristics change, 

perhaps young single persons join together and become family households, they are likely to move into 

a different housing sub-market.  For example the couple may choose to leave a town centre apartment 

for a home with a garden in a more suburban location. 

Identifying and Grouping Areas with a Degree of Self containment 

3.9 Using the second approach for classification tends to yield fewer sub-markets ς but within each of the 

identified areas, there should be housing available for residents of all types.  If the identified area has a 

balanced housing market, all households should be able to find housing to meet their requirements at a 

price that they can afford. 

3.10 If there is insufficient housing of any particular type, households seeking such housing will inevitably 

widen their search areas in order to find the housing that they require.  On the assumption that their 

ŜƳǇƭƻȅƳŜƴǘ ŎƛǊŎǳƳǎǘŀƴŎŜǎ ŘƻƴΩǘ ŎƘŀƴƎŜΣ ǘƘŜȅ ǿƛƭƭ ŀƭƭ ƘŀǾŜ ǘƻ ŎƻƳƳǳǘŜ ς so the lack of any particular 

type of housing will, over time, change the patterns of containment in relation to both migration and 

employment, such that the sub-market boundaries will eventually be redefined to include areas 

ŎŀǘŜǊƛƴƎ ŦƻǊ ǘƘŜ άƳƛǎǎƛƴƎέ ǘȅǇŜǎ ƻŦ ƘƻǳǎƛƴƎΦ  !ƭǘŜǊƴŀǘƛǾŜƭȅΣ ǘƘŜ ƎŀǇ ƛƴ ǘƘŜ ƭƻŎŀƭ ƳŀǊƪŜǘ Ƴŀȅ ōŜ 

ǊŜŎƻƎƴƛǎŜŘ ŀƴŘ ǘƘŜ άƳƛǎǎƛƴƎέ ǘȅǇŜǎ ƻŦ ƘƻǳǎƛƴƎ Ƴŀȅ ōŜ ǇǊƻǾƛŘŜŘ ǿƛthin the local area. 

Data Sources Used 

3.11 There is an increasing amount of secondary data available that can be drawn on to help understand 

each of these factors.  It is important to recognise that no one single approach (nor one single data 

source) can provide a definitive answer ς but through considering the range of available data, it is 

possible to form a judgement on an appropriate geography for sub-market areas. 

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

Data Source Contents Geography Dates 

2001 Census Tenure, household type, age, migration, travel to work, 
education, household amenities, religion, employment 
and health 

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

2001 

Land Registry records Record of all properties sold including selling price and 
tenure 

Individual records 
including 7 digit 
postcode 

2000 
onwards 

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

Individual records 
including 7 digit 
postcode 

2004 
onwards 

Index of Multiple Deprivation 
data from the CLG 

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

Census Output Area 2007 

ONS National Health Service 
Customer Records 

Record of inter local authority migration  Local authority Annual 
since 1997 

 

Identifying Sub-Areas in East London 

3.13 One method for identifying housing markets is through an analysis of house prices.  Neighbouring areas 

which contain similar house prices are also likely to share many other similar characteristics, which 

could lead to them being viewed as being a housing market.  

Figure 6 
Relative House Prices Across Greater London (Source: UK Land Registry January 2008 to Decemberr2008) 
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3.14 Figure 6 shows the variation of house prices from the mean across the East London sub-region from 

January 2008 to December 2008 by Middle Super Output Areas (MSOA).  Areas in the darkest shade of 

purple contain house prices which are over 200% of the London average and those in the lightest shade 

of purple are less than 50% of the average.  The majority of house prices in the East London sub-region 

are below the London average. 

3.15 Figure 7 shows a closer view of relative house prices across East London.  This identifies that house 

prices in parts of Hackney, Tower Hamlets, Redbridge and Havering are higher than those in Newham, 

Barking and Dagenham and Waltham Forest.  

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

 
 
3.16 Figure 8 shows average house prices in Newham by Lower Super Output area giving a more detailed 

picture of the borough. It can be seen that in 2009 the areas with the highest house prices in Newham 

were located in the North of the borough, and also in the South West - while there are smaller pockets 

of higher house prices across the borough. Area with lower house prices are also scattered across the 

borough. A similar pattern is evident for income levels across Newham, with the highest incomes found 

in the North West and South West of the borough (Figure 45, chapter 4)  
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Figure 8 
Average House Prices across Newham in 2009 by LSOA (Source: London Borough of Newham 2010)

 
3.17 Figure 9 looks at how house prices have changed in each lower super output area between 2008 and 

2009. It is clear that a large proportion of the borough has seen high depreciation in house prices, while 

many areas have only seen a small relative change. Relatively few areas have seen a high appreciation 

and these are mostly to be found in the north of the borough. 

  



Chapter 3: Housing Sub-markets 

 

  
Page 39 

 
  

Figure 9 
Change in Average House Prices across Newham 2008- 2009 by LSOA (Source: London Borough of Newham 2010)

Conclusions 
3.18 If we were seeking to identify sub-markets on the basis of areas with similar characteristics, the above 

maps would suggest that the area near the City of London and also the west area of Redbridge would 

form sub-markets because they are distinct from their surrounding areas.  Whilst it is helpful to 

understand this distribution of local house prices, the distribution does not appear to provide a clear 

mechanism for classifying sub-market areas because each area will tend to have residents with similar 

characteristics.  As noted earlier, if such characteristics change, perhaps young single persons join 

together and become family households, they are likely to move into a different housing sub-market.  

Therefore, the identified sub-markets are not capable of meeting the needs of all households. 

Using Employment and Migration Patterns to Define Housing Market Areas 

Travel to Work 

3.19 We can identify travel to work behaviour through analysis of the 2001 Census data (Figure 10 and 

Figure 11). These identify those who are resident in Newham and commute out to work and vice versa.  

Figure 10 shows people who travel to work into Newham from other local authorities as blue arrows 

and Newham residents who travel to other authorities as red arrows.  
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Figure 10 
Map of Travel to Work Patterns for Newham in 2001 (Source: UK Census of Population 2001) 

 
 

3.20 The table overleaf shows the boroughs and regions that residents of Newham travel to for work (first 

two columns), and the boroughs and regions that those employed within Newham travel from (second 

two columns). The final column gives the net number of workers travelling into Newham to work. The 

data identifies that 31,324 people both live and work in Newham.  This represents around 38% of all 

those living in the area who have a job, and 48% of all those who work in Newham.   

3.21 Most of the travel to work patterns in the area are London based.  The majority of Newham residents 

are either working in Newham, the East London sub-region (68%) or other parts of London (96%) and 

those coming into Newham to work mainly travel from other parts of East London (79%) or the rest of 

London (88%). Residents of Newham are more likely to leave the borough to work in other parts of 

London than residents of other London boroughs are to travel into Newham to work, including other 

boroughs in East London ς in particular a net 8,395 Newham residents travel to Westminster, 7,285 to 

Tower Hamlets and 5,009 to the City of London to work. The boroughs with the highest net travel into 

Newham are located in East London and North London. 

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

travel from parts of the South East. 

3.23 From this it can be argued that the East London sub-region as a whole has the makings of a housing 

market area, as it reflects where people both live and work.  This point can be reinforced through an 

analysis of migration patterns. 
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Figure 11 
Travel to Work Patterns for Residents in Newham in 2001 (Source: Census 2001) 

UK Region 

Travel to Work 

Travel from Newham Travel into Newham 
Net 

N % N % 

Newham 31,324 37.6% 31,324 48.4% 0 

      

Barking and Dagenham 2,698 3.2% 4,467 6.9% 1,769 

City of London 5,015 6.0% 6 0.0% (5,009) 

Hackney 2,391 2.9% 1,077 1.7% (1,314) 

Havering 947 1.1% 3,405 5.3% 2,458 

Redbridge 2,970 3.6% 6,027 9.3% 3,057 

Tower Hamlets 9,125 10.9% 1,840 2.8% (7,285) 

Waltham Forest 2,157 2.6% 3,252 5.0% 1,095 

East London sub-total 56,627 67.9% 51,398 79.4% (5,229) 

Westminster 8,556 10.3% 161 0.2% (8,395) 

Camden 3,850 4.6% 286 0.4% (3,564) 

Islington 2,713 3.3% 351 0.5% (2,362) 

Southwark 2,091 2.5% 580 0.9% (1,511) 

Kensington and Chelsea 1,500 1.8% 70 0.1% (1,430) 

Lambeth 1,152 1.4% 387 0.6% (765) 

Hammersmith and Fulham 734 0.9% 126 0.2% (608) 

Bexley 136 0.2% 576 0.9% 440 

Wandsworth 530 0.6% 211 0.3% (319) 

Lewisham 385 0.5% 658 1.0% 273 

Greenwich 737 0.9% 986 1.5% 249 

Brent 518 0.6% 270 0.4% (248) 

Bromley 204 0.2% 426 0.7% 222 

Ealing 430 0.5% 226 0.3% (204) 

Rest of London 2,827 3.3% 2,445 3.6% (382) 

London sub-total 80,163 96.2% 56,712 87.6% (23,451) 

East 1,699 2.0% 5,876 9.1% 4,177 

East Midlands 74 0.1% 137 0.2% 63 

North East 24 0.0% 53 0.1% 29 

North West 40 0.0% 82 0.1% 42 

Northern Ireland 3 0.0% 6 0.0% 3 

Scotland 26 0.0% 54 0.1% 28 

South East 995 1.2% 1,513 2.3% 518 

South West 109 0.1% 106 0.2% (3) 

Wales 27 0.0% 44 0.1% 17 

West Midlands 123 0.1% 104 0.2% (19) 

Yorkshire and The Humber 64 0.1% 62 0.1% (2) 

Total 83,347 100.0% 64,749 100.0% -18,598 

 

Migration Trends 

3.24 Since 1996-97, the ONS has published relatively localised migration data using information from the 

NHS Central Register (NHSCR) which records the movement of individuals who change GP.  The NHSCR 

data provides an effective way of monitoring changes in migration over time, but it is important to 

recognise the limitations of the data. Not everyone who moves will register with a doctor, so some 

migration will not be counted.  Nevertheless, as the data provides the best available basis for analysis, 

the following information details migration patterns for the period 2002-2007. 
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3.25 Figure 12 illustrates the migration patterns between London boroughs.  This shows a clear split 

between north and south London, with population leaving the northern central area of London moving 

to other northern boroughs and those leaving southern central boroughs moving to other southern 

boroughs.  Therefore, the River Thames appears to act as a natural barrier to separate the north and 

south London housing markets.  

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

 
 

3.26 Figure 13 shows a more detailed picture of the migration flows for east London.  It can be seen that the 

population is generally moving eastwards and northwards towards the outer London boroughs.  Apart 

from a flow from Hackney to Enfield, there are no substantive flows between East London boroughs 

and those in any other area of London.   

3.27 On this basis it is possible to argue that City of London, Tower Hamlets, Hackney, Newham, Waltham 

Forest, Redbridge, Barking and Dagenham and Havering form a coherent London sub-region as a whole.  

As a combined sub-region, the eight authorities have sufficiently different characteristics to allow them 

to provide housing for households as their characteristics change.  This means that households could 

potentially meet all their housing requirements without having to look outside the sub-region.  
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Figure 13 
Migration Between London Boroughs in East London 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local authorities in 
England and Wales based on patient register data and patient re-registration recorded in the NHSCR) 

 

 

 

 

 

 

Summary 

Á One way of defining housing sub-markets is through an analysis of relative house prices.  This identifies that house prices 

in parts of Hackney, Tower Hamlets, Redbridge and Havering are higher than those in Newham, Barking and Dagenham 

and Waltham Forest.   But while it is useful to understand this spread of house prices it does not serve as an adequate 

means of identifying housing sub-markets because each area will tend to have residents with similar characteristics. 

Circumstances of residents change which require a move and therefore these sub-markets are not capable of meeting the 

needs of all households.  

Á Travel to Work data, therefore provides a more robust framework in which to identify housing markets. The data 

identifies that Newham is not sufficiently self-contained to be a separate housing market, but East London does appear to 

be the basis of a complete housing market.  

Á Migration patterns tell a similar story.  The population is generally moving northwards and eastwards towards the outer 

London boroughs and Essex.  





Section 4: Housing Market Drivers 

4.1 This section of the report considers the main factors considered to be driving the housing market ς 

that is, the demographic, economic and social factors that underpin demand for housing.  Firstly we 

analysed the population across Newham, concentrating in particular on how local circumstances have 

changed over the last ten years and how they are projected to change in future. We draw on 

information from the household survey to understand the scale and nature of household migration as 

it affects the borough.  Then we look at the economic characteristics of local households, and how 

local employment compares to national and regional patterns. In order to gain a wider understanding 

of the character of Newham as a place to live, we examine information from the household survey 

ŀōƻǳǘ ƘƻǳǎŜƘƻƭŘǎΩ ǎŀǘƛǎŦŀŎǘƛƻƴ ǿƛǘƘ ŀŎŎŜǎǎ ǘƻ ƭƻŎŀƭ ŦŀŎƛƭƛǘƛŜǎ ŀƴŘ ǎŜǊǾƛŎŜǎ and report on Multiple 

Deprivation at ward level. 

Population 

National Level Household Changes 

4.2 Recent figures from the Office for National Statistics (ONS) show that the number of households in 

the UK has increased more rapidly than housing supply.  There are several key reasons for the 

increase in household numbers.  According to the ONS, until the mid-1990s, natural change was the 

main driver for population growth.  However, more recent population growth has been 

predominantly based upon international migration. 

4.3 Figure 14 shows that there is a natural increase in the UK population. The natural population increase 

between 2004/05 and 2005/06 was 170,100 people. This increase is commonly attributed to 

improvements in health care, which reduces child mortality rates and allows people to live for longer. 

4.4 Figure 15 demonstrates that there has been fairly rapid net growth of migration into the UK, with 

particularly high growth in 2004/05.  The ONS reports that this increase was mainly due to the rise in 

the number of citizens coming from the ten accession countries (A10) that joined the European Union 

(EU) in May 2004.  The figures for 2005/06 indicate that net international migration declined, due to a 

combination of lower in-migrant and higher out-migrant numbers.   
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Figure 14 
Births and Deaths in the UK, 2001-2005 (Source: ONS, General  
Register Office for Scotland, NI Statistics & Research Agency) 

 

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

 

4.5 In addition to a growing population, the size of households has been reducing over recent years, 

hence housing requirements have increased.  The average household size in England was 2.67 in 1981 

and is predicted to be 2.15 in 2021. 

4.6 This significant reduction in household size has several possible causes.  These include, young adults 

moving out of the parent home, increases in relationship breakdown and divorce, people  choosing to 

have fewer children and many older people who outlive their partners are continuing to live alone for 

significantly longer than older people lived in the past. 

Population Trends in Newham 

4.7 In 2008 Newham had a total population of 249,500 people (ONS Mid-year Population Estimates).  

Since 1981 Newham saw a slight fall in its population, reaching a low of 206,000 in 1986, after which 

it began to steadily rise again, and then more rapidly from around 1997 (Figure 16). However since 

нллн bŜǿƘŀƳΩǎ ǇƻǇǳƭŀǘƛƻƴ has been projected as falling again and has stayed fairly steady over the 

past few years.  Taking the 1981 population as a base, the population of Newham rose by 17.7% in 

the period up to 2008 from 211,900 to 249,500 people.  This compares with a rise in population of 

over 9.7% for the whole of England and Wales and 11.9% for London.  

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

continue to rise again in the future.  Based on 

population estimates from 2007, the GLA 

estimate that the population of Newham will 

rise to 332,430 by 2016.  This would represent 

a 30% rise in 10 years. 

4.9 The age structure of the population of Newham 

from the ONS mid-year population estimates 

for 2008 (Figure 17) shows that there are fewer 

adults aged 40 + in the area than in England 

and Wales as a whole, but that the population 

share for young children and adults aged under 

40 years, is higher than the national average.  

4.10 Figure 18 shows that when compared with the 

2001 Census, the 2008 mid-year population estimates suggest that Newham now has fewer people 

aged 5-19 years and 30-34 years, but has gained population in the 0-4 years, 20-29 years and 40-59 

age ranges. The GLA also produces population estimates which show some different results. The GLA 

figures generally show a higher population than the ONS mid-year estimates, particularly for the 25-

39 age range. They also suggest an increase rather than decrease in the 5-9 years and 30-34 years age 

ranges but show similar results for those aged 45 years and over. 

Figure 18 
Age Profile for Newham from 2001 Census, 2008 Mid-year Estimates, and 2009 GLA Estimates (Source: 2001 Census of Population and ONS Mid-
Year Population Estimates 2008) 

 

 

4.11 Figure 19 compares the age structure of the population of Newham from the 2008 mid-year 

population estimates and the GLA 2009 estimates with that from the 2009 Household Survey.  As 

seen in the previous chart, the ONS and GLA estimates vary significantly for some age groups; the  

results of the ORS household survey are broadly consistent with the GLA estimates, although in some 

cases they shows more consistency with the mid-year estimates. However, the household survey 

found that the population of young people aged 15-24 is higher in Newham than is shown by  both 
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Figure 17 
Age Profile for Newham Compared with England and Wales: 2008 
(Source: ONS Mid-Year Population Estimates 2008) 
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the 2008 mid-year estimates and the GLA estimate, possibly owing to a large increase in student 

numbers. There is also a slightly lower number of children aged 0-4 years than estimated. 

Figure 19 
Age Profile for Newham from 2008 Mid-year Estimates and 2009 Household Survey (Source: ONS Mid-Year Population Estimates and Newham 
Household Survey 2009) 

 

Household Structure 

4.12 It is important to consider the structure of households when assessing housing requirements.  More 

single people in an area will require more dwellings to accommodate the same number of people, 

while an area with large families will require larger houses to accommodate them.   

4.13 Figure 20 and Figure 21 show household size in 2001 and 2009.  It is clearly demonstrated that over 

half of the households in Newham contain only one or two persons with over a third containing just 

one person. Only 17% contain more than four people indicating that there is a need for a large 

number of dwellings to accommodate the population of Newham.   
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Figure 20 
Household Size 2001 
(Source: UK Census of Population 2001) 

 

Figure 21 
Household Size2009  
(Source: Newham Household Survey 2009) 
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4.14 Around 24% of households in Newham contain just one person (non-pensioner) and a further 10% are 

lone parent households and therefore also only contain one adult. Over a third (36%) of all 

households contain children and almost 15% contain all pensioners. 

4.15 Figure 23 details how household type varies by dwelling type and tenure. This shows that single 

person households are most likely to live in a flat and rent from a private landlord, whereas adult 

couples with children are most likely to be living in a terraced property and to be in the owner 

occupied sector. 

Figure 23 
Dwelling Type and Tenure by Household Type (Source: Newham Household Survey 2009 Note: Figures may not sum due to rounding) 

Household Type Detached 
Semi-

detached 
Terraced Flat Owned 

Private 
Rent 

Social  
Rent 

Single person 0.2% 0.5% 5.6% 18.0% 5.6% 11.2% 7.3% 

Lone parent 0.1% 0.2% 4.6% 5.4% 1.1% 3.8% 5.4% 

Adult couple 0.0% 0.2% 2.9% 4.8% 2.6% 3.8% 1.4% 

Adult couple with children 0.0% 0.5% 12.6% 6.1% 7.8% 5.7% 5.8% 

Group of adults 0.2% 0.8% 11.5% 5.2% 6.4% 7.5% 3.7% 

Group of adults with children 0.0% 0.2% 4.9% 1.0% 2.5% 2.4% 1.3% 

All pensioners 0.1% 0.6% 6.7% 6.9% 6.0% 0.8% 7.5% 

All household groups 0.7% 3.0% 48.8% 47.5% 32.0% 35.2% 32.4% 

Population Migration 

4.16 It is important to distinguish between population and household migration.  In this section we 

examine secondary data information to describe the scale of population migration and learn more 

about migration origins and destinations.  In the following section we take information from the 

household survey to understand the recent migration driven activity in the market and to see how it 

affects Newham. 

Migration Trends (Domestic) 

4.17 Since 1996-97, the ONS has published relatively localised migration data using information from the 

NHS Central Register (NHSCR) which records the movement of individuals who change GP.  The 

NHSCR data provides an effective way of monitoring changes in migration over time, but it is 

Figure 22 
Household Type (Source: Newham Household Survey 2009) 
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important to recognise the limitations of the data. Not everyone who moves will register with a 

doctor, so some migration will not be counted.  It has also been evidenced in a study on population by 

Mayhew, 2007 and by GLA figures that these figures are not completely accurate and therefore 

caution on reliance on these figures should be applied. Nevertheless, as the data provides the best 

available basis for analysis, the following information details migration patterns for Newham over the 

period 2003-2008. 

Figure 24 
Net Migration to Newham by England and Wales Region 2003-2008 (Source: ONS Migration Statistics Unit: Movements between local authorities 
in England and Wales based on patient register data and patient re-registration recorded in the NHSCR.  Note: Figures may not sum due to 
rounding) 

UK Region 2004 2005 2006 2007 2008 Total 

North East (140) (100) (20) (40) 0 (300) 

North West (270) (280) (300) (80) (140) (1,070) 

Yorkshire & Humberside (240) (190) (170) (60) (10) (670) 

East Midlands (280) (210) (240) (170) (200) (1,100) 

West Midlands (240) (210) (250) (150) (80) (930) 

Eastern (3,010) (2,410) (2,220) (2,370) (2,120) (12,130) 

London (5,280) (5,360) (5,270) (4,930) (4,920) (25,760) 

South East (770) (760) (740) (630) (540) (3,440) 

South  West (260) (200) (60) (120) (100) (740) 

Wales (110) (110) (90) (30) (10) (350) 

Total (10,600) (9,830) (9,360) (8,580) (8,120) (46,490) 

 
4.18 Figure 24 shows the net migration to Newham from every region of England and Wales in the past 5 

years.  Overall, migration accounted for a fall in the ŀǳǘƘƻǊƛǘȅΩǎ population of 46,490 people from 

2003 to 2008 to the rest of England and Wales.  This represents around 18.6% of the current 

population of the area.  The major regions that migrants have moved to are the rest of London, the 

Eastern region, and the South East.  There was no net in-migration to Newham over this period from 

any region.  

4.19 Figure 25 shows the individual local authorities which have had the highest net migration to Newham.  

The neighbouring authority of Tower Hamlets to the south west has the largest net migration to the 

area and all 10 authorities are in London, particularly North London. 
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4.20 Figure 26 shows the local authorities to which Newham lost population through migration. It is 

apparent that the top three authorities are in outer East London boroughs and all but two of the 

remaining top ten authorities that receive population from Newham are in Essex indicating that the 

population of Newham is migrating north-eastwards and out of London.  Figure 27 maps the flows of 

population in and out of Newham and emphasises that many people leave the borough for coastal 

areas of Essex 

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

 
 

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

Local Authority 
In-

migrants 
Out-

migrants 
Net 

Redbridge 5,270 18,310 (13,040) 

Barking and Dagenham 3,620 11,760 (8,140) 

Havering 760 5,490 (4,730) 

Thurrock UA 490 3,440 (2,950) 

Basildon 290 1,440 (1,150) 

Castle Point 120 1,270 (1,150) 

Greenwich 1,050 2,040 (990) 

Waltham Forest 6,130 7,110 (980) 

Epping Forest 200 990 (790) 

Tendring 120 860 (740) 

 

Figure 25 
Top 10 Local Authorities with the Highest Net Migration to  
Newham 2003-2008 (Source: ONS Migration Statistics Unit) 

Local Authority 
In-

migrants 
Out-

migrants 
Net 

Tower Hamlets 9,610 5,250 4,360 

Hackney 3,750 2,240 1,510 

Westminster 1,380 1,090 290 

Camden 1,020 740 280 

Haringey 1,630 1,430 200 

Islington 1,240 1,060 180 

Lambeth 1,480 1,340 140 

Southwark 1,900 1,780 120 
Hammersmith and 

Fulham 580 470 110 

Brent 1,470 1,400 70 
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Age of Migrant Persons 

4.21 The age structure of the net migrants to Newham is shown in Figure 28.  The borough has 

experienced a net loss of over 13,000 migrant children to the rest of England and Wales (equivalent to 

around 5.2% of the entire population) and 30,650 adults aged 25-64 years (12.3%).  It should be noted 

that this is only a partial picture as it does not include natural change or international migration. 

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

Age Group 2004 2005 2006 2007 2008 Total 

In Migrants       

0-15 years 2,680 2,770 2,650 2,990 2,880 13,970 

16-24 years 2,720 2,560 2,630 2,610 2,630 13,150 

25-44 years 6,430 6,560 6,940 7,180 7,310 34,420 

45-64 years 1,150 1,160 1,200 1,150 1,230 5,890 

65+ years 340 290 280 280 310 1,500 

Total 13,290 13,340 13,730 14,270 14,350 68,980 

Out Migrants       

0-15 years 5,860 5,500 5,430 5,240 5,080 27,110 

16-24 years 3,550 3,470 3,410 3,440 3,200 17,070 

25-44 years 11,050 11,090 11,060 11,030 11,060 55,290 

45-64 years 2,420 2,250 2,330 2,350 2,400 11,750 

65+ years 1,020 850 830 820 690 4,210 

Total 23,890 23,170 23,090 22,850 22,470 115,470 

Net Migrants       

0-15 years (3,180) (2,730) (2,780) (2,250) (2,200) (13,140) 

16-24 years (830) (910) (780) (830) (570) (3,920) 

25-44 years (4,620) (4,530) (4,120) (3,850) (3,750) (20,870) 

45-64 years (1,270) (1,090) (1,130) (1,200) (1,170) (5,860) 

65+ years (680) (560) (550) (540) (380) (2,710) 

Total (10,600) (9,830) (9,360) (8,580) (8,120) (46,490) 

International Migration 

4.22 Records for international migration for local authorities have recently begun being published by the 

Office for National Statistics.  The records are drawn from the International Passenger Survey which 

interviews approximately 1 in 500 people who travel to and from the UK.  Figure 29 shows that 

between 2001 and 2006, a net 27,900 international migrants moved to Newham from overseas. 

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

Area 
International 
in-migration 

International  
out-migration 

Net international  
migration 

Newham    

2001/02 10,500 2,400 8,100 

2002/03 8,900 3,300 5,600 

2003/04 7,700 1,800 5,900 

2004/05 6,600 2,500 4,100 

2005/06 7,300 3,100 4,200 

Total 41,000 13,100 27,900 
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4.23 In recent years the UK has experienced a 

noticeable increase in the number of migrant 

workers arriving from overseas.  Records of the 

location of these workers are imperfect, but one 

measure of where they moved to is the number 

of new National Insurance numbers issued to 

workers in particular locations. 

4.24 In 2007/08 a total of 20,700 new National 

Insurance numbers to non-UK nationals were 

issued in Newham.  This group of workers 

represent around 8.3% of all people residing in 

the borough.  It should be noted that this figure 

relates only to employees who have received 

new National Insurance numbers and does not 

include any of their dependents. 

4.25 Figure 30 shows that over 18% of all new national insurance registration in Newham were issued to 

Indian nationals and a further 12% were issued to Polish nationals.  This group therefore represents 

around 2.6% of the total population of the area, but the figure could be higher as this only takes into 

account those with a NI number. 

4.26 To place the results for new national insurance numbers for non-UK nationals into context, Figure 31 

overleaf shows the numbers for each London borough.  This shows that the figures for Newham are 

relatively high when compared with outer and even some other central London boroughs. The 

number of migrant workers is likely to have had a major impact upon the housing market of Newham.   

  

Figure 30 
New National Insurance Registrations of Non-UK Nationals in 
Newham 2008 by Country of Origin (Source: DWP) 
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Figure 31 
New National Insurance Registrations of Non-UK Nationals by London Borough 2008/09 (Source: DWP) 

 

Household Migration and the Household Survey 

4.27 The following data has been taken from the household survey.  It is based upon households:  

¶ that have moved within the last 3 years where the previous address was outside Newham 

¶ likely to move where they expect to move outside Newham 

4.28 The headline results are as follows. 

4.29 The total number of in-migrant households identified by the survey was 17,250ς although this will be 

lower than the total number of in-migrant households that moved to Newham over the last 3 years as 

it does not include those households that have subsequently left Newham or those that have moved 

to another home within the borough (as their immediately previous address would now be 

somewhere in Newham). 

4.30 The total number of households expecting to leave the borough identified by the survey was 13,500 ς 

but once again this is likely to be lower than the total number of out-migrant households likely to 

leave Newham over the next 3 years for some existing households may not currently plan to leave the 

area but may choose to do so in the future.  Furthermore, future in-migrant households not yet 

resident in the borough may also expect to leave the area within the next 3 years if their 

circumstances are rapidly changing. 
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4.31 In the section of this chapter looking at population change, Figure 24 described a net migration of 

people away from Newham to other parts of the UK.  The household survey suggests there is a net 

gain of households from migration.  

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

 
4.32 Figure 32 details how both in and out-migration to and from Newham varies between sub-areas 

within Newham.  To be clear, the data in Figure 32 relates to moves to and from Newham and not the 

community forum areas.  It can clearly be seen that all community forum areas have experienced 

higher levels of in-migration than out-migration with the exception of Manor Park where around 

2,200 people expect to leave the sub-area and only 1,250 have moved into the area over the 3 years 

prior to the survey. Stratford & West Ham has also experienced relatively high levels of out-migration 

(2,100) but this is exceeded by an in-migration of almost 3,000 people. Canning Town, and Forest 

Gate have also experienced high levels of in-migration. 

4.33 In practice movement within and between areas of Newham is driven by a wide range of factors.  

Recently many households in Canning Town and Stratford have moved due to regeneration.  

Meanwhile, recent and future newbuild developments in Stratford will see many households move to 

the area.  In other parts of the borough where there is a large preponderance of private rented 

dwellings and Houses in Multiple Occupation (HiMOs) turnover amongst existing households tends to 

be high.   

4.34 There are some significant findings when comparing households that are leaving and arriving that 

suggest how migration is driving bŜǿƘŀƳΩǎ local housing market. The understanding of the 

characteristics of these households is very important for policy. Here we examine information 

regarding current tenure, household type, ethnic origin and income. 

4.35 Current tenure of migrant households differs significantly between in and out migrants.  Figure 33 

suggests that the majority of in-migrants into Newham are renting privately and are very unlikely to 

own their current home outright. Out-migrant households are also slightly more likely to be living in 

the private rented sector than all households but not to such an extent as in-migrants. Rates of 

owning with a mortgage or living in the social rented sector are lower for both in and out-migrant 

households when compared with all households. 
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Figure 33 
Tenure of Migrant Households (Source: Newham Household Survey 2009) 

 
4.36 Figure 34 shows that over 30% of in-migrants and over a quarter of out-migrant households are single 

persons (non-pensioners) and very few migrant households contain all pensioners. In contrast around 

15% of all households are pensioner households. 

Figure 34 
Migrant Households by Household Type (Source: Newham Household Survey 2007-08) 

 

 

4.37 With regard to ethnicity Figure 35 shows that the White British, Mixed, Asian and Black ethnic groups 

provide a higher proportion of out-migrants than they do in-migrants. The opposite is the case for the 

Other White and Other ethnic groups where it can be seen that the Other White population in 

Newham make up over 30% of all in-migrants. It is also clear that both the Other White and Black 

ethnic groups form a higher proportion of both in-and out-migrants than their share of the whole 

population and therefore appear to be more mobile populations. 
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Figure 35 
Migrant Households by Ethnic Group (Source: Newham Household Survey 2009) 

 

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

Newham.  The income levels of out-migrants however are higher than for in-migrants which might 

suggest that there is a wealth loss from migration.  However, it is possible that with more than 45% of 

all resident households having income of less than £15,000 p.a. many would find it financially very 

difficult to move home.   

 

Figure 36 
Income of Migrant Households (Source: Newham Household Survey 2009) 
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The Local Economy 

Economic Activity 

4.39 Figure 37 shows that unemployment has 

been in long-term decline in Newham.  

Therefore, the majority of those who are 

economically active are in employment; 

however, the figures for November 2008 

and 2009 shows that the rate of 

unemployment is beginning to rise again.   It 

should also be noted that changes in the 

definition of those eligible to claim 

unemployment benefit has contributed to 

some of the reduction in claimant numbers.  

4.40 A measure of innovation and 

entrepreneurship is the number of new VAT 

registered businesses in a year.  A business 

must register for VAT if its turnover exceeds 

£68,000 per year.  It can de-register if its 

turnover falls below £66,000.  In practice 

most de-registration is likely to be due to 

the business being acquired, merged or 

liquidated.  Figure 38 shows the net new 

VAT registrations in Newham per annum.  In 

total, since 1998 the number of VAT 

registered businesses in the borough has 

grown by 1,400.  This represents an increase 

in registered businesses of around 44% 

since 1998. This is relatively high compared 

to an increase of 19% across the whole of 

England and 24% across Greater London.  

4.41 The 2001 Census highlights that the range of 

occupations of Newham residents differs 

from those of the overall population of London, with proportionately fewer managers and senior 

officials and people employed in professional occupations and more in administrative, skilled trades 

and elementary occupations.  Therefore, when compared with the rest of London, residents of 

Newham are disproportionately to be found in lower paying occupations, which could limit their 

ability to access housing.  

4.42 When considering the industry of employment of residents, it is apparent that hotels and restaurants, 

transport and health and social work are relatively important to the Newham economy.   

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

 

 

Figure 38 
Net New VAT Registered Businesses in Newham: 1998:2007 (Source: VAT 
Registrations) 
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Figure 39 
Occupation, NS-SeC and Industry of Employment for Newham Compared to London and England (Source: UK Census of Population 2001) 

4.43 Another measure of the nature of residents in an area is the National Statistics Socio-economic 

Classifications (NS-SeC).  This classification was introduced by the Office for National Statistics in 2001 

to replace the traditional Social Class based on Occupation (SC) and Socio-economic Groups (SEG) 

with a new system for classifying the socio-economic circumstances of individuals and households.  

The system is based on eight classes shown in Figure 40 overleaf. 
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Figure 40 
Description of NS-SeC Classes (Source: Office of National Statistics) 

NS-SeC Class Description 

Higher managerial  
and professional 

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

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

Positions covering all types of higher professional work. 

Lower managerial  
and professional 

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

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

Intermediate 

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

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

This group normally have little authority and are bureaucratically regulated. 

Small employers and  
own account workers 

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

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

Lower supervisory  
and technical 

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

Semi-routine  
occupations 

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

Routine  
occupations 

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

Never worked and  
long-term unemployed 

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

 
4.44 Figure 39 shows that based on this classification the population of Newham contains proportionally 

fewer higher managers & professionals when compared with the rest of London while it has 

proportionately more people in semi-routine and routine occupations.  This again indicates that many 

employees in Newham are in relatively low paying jobs when compared with the rest of London.   
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Incomes and Earnings 

4.45 Alongside economic activity the other key component of the economy of an area is the wages earned 

by workers.  There are two separate ways to analyse average earnings in a local authority area.  One is 

to examine only those who are employed within the authority.  The other is to examine the earnings 

of the residents of the authority. 

4.46 Since 2002 the New Earnings Survey (NES) and 

subsequently the Annual Survey of Hours and 

Earnings (ASHE) has recorded both measures 

for all local authorities.  There are some 

concerns about the sample sizes within ASHE 

at district level ς so, it is worth emphasising 

that this data is shown for information only, in 

order to understand how relative incomes 

have changed over time.  This data is not the 

basis of the affordability analysis ς which 

utilises data from the 1,800 interviews 

conducted for the study. 

4.47 Figure 41 shows the comparisons for mean 

gross annual earnings for 2009.  The results 

show that residents in Newham typically earn 

less than those employed in the borough.   

4.48 Figure 42 shows that average salaries have 

risen in Newham over the last ten years. 

Median gross annual earnings rose by around 

£12,000 (63%) for those full time employees 

since 1999.  

4.49 Figure 43 overleaf shows the gross household 

income levels in Newham and shows how this varied by tenure.  Gross household income includes 

income from all sources such as earnings, pensions, interest on savings, rent from property and state 

benefits, but does not include housing benefit.  This measure of income is more important than 

individual earnings for housing purposes because household income gives a better guide to how 

much a household can afford to spend on housing.  This indicates that almost 20% of households have 

an income of over £40,000 but 46% of households have an annual income of less than £15,000. This 

finding is from the household survey and includes income from benefits as well as employment.  It 

explains a great deal about the current housing market, especially the high levels of demand for 

affordable housing and for the private rented sector. 

4.50 In particular, it can be seen that there are great differences in household incomes between the 

different tenures. Over 40% of those who own with a mortgage have a household income of over 

£40,000, while two thirds of all those in social rent have an income of less than £15,000. 

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

Local Authority 
Employed in 

Area 
Resident in  

Area 

Median Earnings £27,677 £23,699 

Median Full-time 
Earnings 

£30,750 £26,153 

 

Figure 42 
Median Gross Annual Earnings for Employed in Newham 1999-2009 for 
Full-time Employees (Source: ASHE 1999-2009) 
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Figure 43 
Household Income by Tenure(Source: Newham Household Survey 2009) 

 
4.51 Figure 44 shows how average household incomes vary by Sub-Area, where it is can be seen that on 

average the Royal Docks area and Stratford & West Ham have higher household incomes, whereas 

Beckton, East Ham and Green Street have on average lower levels of household income. 

Figure 44 

Household Income by Sub-Area (Source: Newham Household Survey 2009) 

 

4.52 Figure 45 also shows how average household incomes vary across Newham, with areas to the 

northwest and south west generally being associated with higher incomes and areas to the north and 

east containing many parts with relatively low incomes. However there are pockets of higher and 

lower income across the whole of the borough. It is possible that some of the areas with higher levels 

of income, such as Stratford, reflect a high proportion of households containing a group of adults with 

multiple workers. It is also interesting to compare this map with Figure 8 in chapter 3 where it can be 

seen that the areas with higher house prices do correspond with the areas with higher income levels, 

however there are some central areas of Newham where incomes are relatively high but house prices 

relatively low. 
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Social Rent

Private Rent
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£40,000-£60,000 £60,000 or more
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Less than £5,000 £5,000-£10,000 £10,000-£15,000

£15,000-£20,000 £20,000-£30,000 £30,000-£40,000

£40,000-£60,000 £60,000 or more
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Figure 45 
Average Household Incomes by middle-level Super COA (Source: Newham Household Survey 2009) 

  



Newham Housing Market Assessment 2010  

 

  
Page 64 

 
  

Skills and Education 

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

obtained. 

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

Education 
Level 

Description 

Level 0 /  
No qualifications 

No academic, vocational or professional qualifications. 

Level 1 

1+ 'O' levels/CSE/GCSE (any grade) 

NVQ level 1 

Foundation GNVQ 

Level 2 

5+ 'O' levels 

5+ CSEs (grade 1) 

5+ GCSEs (grade A - C) 

School Certificate 

1+ A levels/AS levels 

NVQ level 2 

Intermediate GNVQ or equivalents 

Level 3 

2+ 'A' levels 

4+ AS levels 

Higher School Certificate 

NVQ level 3 

Advanced GNVQ or equivalents 

Level 4 / 5 

First degree 

Higher Degree 

NVQ levels 4 ς 5 

HNC 

HND 

Qualified Teacher Status 

Qualified Medical Doctor 

Qualified Dentist 

Qualified Nurse, Midwife, Health Visitor or equivalents 

Other qualifications /  
Level unknown 

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

Other professional qualifications. 

 
4.54 Figure 47 overleaf shows the proportion of the population over 16 years who are educated to NVQ4 

or higher level, and those with no formal qualifications.  Compared with London as a whole, Newham 

has a lower percentage of people with a degree or above and more people with no qualifications.  
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Figure 47 
Qualification Levels for Newham, London and England (Source: UK Census of Population 2001) 

Education Level England London Newham 

Level 0 28.9% 23.7% 33.6% 

Level 1 16.6% 13.0% 13.9% 

Level 2 19.4% 17.1% 16.3% 

Level 3 8.3% 9.8% 8.9% 

Level 4 / 5 19.9% 31.0% 21.3% 

Other / unknown 6.9% 5.4% 6.0% 

 
4.55 Figure 48 shows that over 60% of the population aged over 50 years in Newham have no formal 

qualifications.  The results for the young population are much more encouraging, with almost 28% of 

everyone aged 25-49 years having the equivalent to a degree or higher. 

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

 

  

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

Newham

16-24 years

25-34 years

35-49 years

50-74 years

No qualifications Level 1 Level 2 Level 3 Level 4/5 Other/unknown
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Travel to Work 

4.56 Evidence from the 2001 Census shows that around 58% of bŜǿƘŀƳΩǎ residents travel more than 5km 

to work, with 33% travelling 10km or more.   

4.57 Figure 50 ǎƘƻǿǎ ǘƘŀǘ ŀǊƻǳƴŘ ро҈ ƻŦ bŜǿƘŀƳΩǎ ǊŜǎƛŘŜƴǘǎ ǎǇŜƴŘ ƘŀƭŦ ŀƴ ƘƻǳǊ ƻǊ ƳƻǊŜ ǘravelling to 

work, and 30% travel for 45 minutes or more. Therefore, those residents who are taking 30-45 

minutes are typically only travelling between 5-10km and those spending 45-90 minutes to travel to 

work are travelling between 10 and 20km.  This reflects the travel to work circumstances of many 

people who work in London with relatively short travel to work distances taking relatively long 

periods of time.  

Access to Services 

4.58 Figure 51 overleaf shows that in considering housing choices, households are inevitably influenced by 

a range of factors, including the ease of access to a range of facilities.  Households interviewed in the 

survey, were asked how easy or difficult it was to access each of the following services and facilities 

from their home: 

Á Childcare facilities 

Á Cultural and recreational facilities 

Á GP 

Á Health, sport and leisure facilities 

Á Local schools 

Á Parks and open spaces 

Á Place of work 

Á Place of worship 

Á Public transport 

Á Shopping facilities 

  

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

 

 

Figure 49 
Travel to Work Distance (UK Census of Population 2001) 
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4.59 Just over 11% of households in Newham reported difficulties (either very or fairly difficult) in 

accessing cultural and recreational facilities such as cinemas.  Just fewer than 9% of households 

reported difficulties with accessing health, sport and leisure facilities and just fewer than 8% of 

households had difficulties in accessing their place of work.  However, only 4% reported difficulties in 

accessing local schools and parks/open spaces and 3% reported difficulties accessing public transport.   

Figure 51 
Difficulties Accessing Services (Source: Newham Household Survey 2009) 

 
4.60 Figure 52 shows that while the majority (76%) of Newham residents were satisfied with Newham as a 

place to live (with over a third being very satisfied), over 15% were dissatisfied.   

 

0% 5% 10% 15% 20% 25%

Cultural and recreational facilities

Health, sport and leisure facilities

Place of work

Place of worship

GP

Childcare facilities

Shopping facilities

Local schools

Parks and open spaces

Public transport

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

Á The number of households in the UK has increased recently predominantly as a result of international migration, people 

living longer and a trend of smaller households; the latter driven largely by relationship breakdown. 

Á Taking the 1981 population as a base, the population of Newham rose by 17.7% in the period up to 2008 from 211,900 to 

249,500 people.  This compares with a rise in population of 9.7% for the whole of England and Wales and 11.9% for 

London. 

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

Á There are proportionally fewer adults aged over 40 years and a greater number of young children and adults aged under 

40 years in Newham when compared to the national picture. The households survey found that the population of young 

people aged 15-24 is higher in Newham than is shown by  both the 2008 mid-year estimates and the GLA estimate, 

possibly owing to a large increase in student numbers. There is also a slightly lower number of children aged 0-4 years 

than estimated.  

Á !ǊƻǳƴŘ нп҈ ƻŦ bŜǿƘŀƳΩǎ ƘƻǳǎŜƘƻƭds contain just one person (non-pensioner) and a further 10% are lone parent 

households and therefore also only contain one adult. Over a third (36%) of all households contain children and almost 

15% contain all pensioners.    

Á .ŜǘǿŜŜƴ нлло ŀƴŘ нллу ƳƛƎǊŀǘƛƻƴ ŀŎŎƻǳƴǘŜŘ ŦƻǊ ŀ Ŧŀƭƭ ƛƴ ǘƘŜ bŜǿƘŀƳΩǎ ǇƻǇǳƭŀǘƛƻƴ ƻŦ псΣпфл ǇŜƻǇƭŜ ǘƻ ǘƘe rest of 

England and Wales. This represents around 18.6% of the current population of the area.  The major regions that migrants 

have moved to are the rest of London, the Eastern region, and the South East. There was no net in-migration to Newham 

over this period from any region. 

Á The neighbouring authority of Tower Hamlets has the largest net migration to the area and all 10 authorities with the 

highest in-migration into Newham are in London, particularly North London. Of the local authorities to which Newham 

lost population through migration, the top three authorities are outer East London boroughs and all  but one of the 

remaining top ten authorities that receive population from Newham are in Essex indicating that the population of 

Newham is migrating north-eastwards and out of London. 

Á International migration has a significant impact on the borough with a total of 20,700 new National Insurance numbers 

issued in 2007/08.  18% of these were issued to Indian nationals and a further 12% were issued to Polish nationals. 

Á The household survey shows that current tenure differs significantly between in and out migrants. The majority of in-

migrants into Newham are renting privately and are very unlikely to own their current home outright. Out-migrant 

households are also slightly more likely to be living in the private rented sector than all households but not to such an 

extent as in-migrants. Rates of owning with a mortgage or living in the social rented sector are lower for both in and out-

migrant households when compared with all households.  

Á Over 30% of in-migrants and over a quarter of out-migrant households are single persons (non-pensioners) and very few 

migrant households contain all pensioners. In contrast around 15% of all households are pensioner households.  

Á Both in and out migrating households have more income when compared to all households in Newham.  The income 

levels of out-migrants however are higher than for in-migrants which might suggest that there is a wealth loss from 

migration.  However, it is possible that with more than 45% of all resident households having income of less than £15,000 

p.a. many would find it financially very difficult to move home. 

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

Á The 2001 Census highlights that the range of occupations of Newham residents differs from those of the overall 

population of London, with proportionately fewer managers and senior officials and people employed in professional 

occupations and more in administrative, skilled trades and elementary occupations.  Therefore, when compared with the 

rest of London, residents of Newham are disproportionately to be found in lower paying occupations, which could limit 

their ability to access housing. 






















































































































































































































































































